Town of Lyons, Colorado
Planning and Community Development Commission
WORKSHOP AGENDA
7:00 p.m. Monday, February 10, 2020
Shirley F. Johnson Council Chambers
Lyons Town Hall
432 5th Ave., Lyons, CO
1. Public Workshop
1.I. Acquired Parcel
Review public meeting feedback, review IGA, and develop recommendation for BOT

Documents:
2012 IGA-LYONS-CDP-RENEWAL-DRAFT.PDF
2012 IGA-LYONS-CEMEX-DEVELOPMENT-PLAN-DRAFT.PDF
2012 INTERGOVERNMENTAL AGREEMENT - PLANNING AREAS.PDF
2016 LYONS PRIMARY PLANNING AREA MASTER PLAN FINAL)
_SMALL.PDF
ACQUIRE PROPERTIES PRESENTATION _PUBLIC 1-27-20.PDF
BUYOUT MEETING 1.27.2020 BOARD NOTES.PDF
COMMENTS RE APPLE VALLEY BUYOUT.PDF
6576_REVISED.PDF
1.I.i. Floodplain Map Update Review
Review updated Floodplain regulations

Documents:
TOWN OF LYONS REGULATORY FLOOD MAP 4.PDF
TOWN OF LYONS REGULATORY FLOOD MAP 4 - CLOSE.PDF
1.I.ii. Downtown Design Guideline RFP Board Of Trustee Recommendation
Develop letter recommending Downtown Design Guidelines.

Documents:
MUD_PROPOSAL_LYONS DOWNTOWN DESIGN
GUIDELINES_REDUCED.PDF
PCDC WORKSHOP 1-13-20_V2.PDF
1.I.iii. Comprehensive Plan

LYONS PLANNING AREA
COMPREHENSIVE DEVELOPMENT PLAN
INTERGOVERNMENTAL AGREEMENT
This Intergovernmental Agreement ("IGA") by and between the Town of Lyons, a Colorado
statutory municipal corporation ("Lyons" or the "Town"), and the County of Boulder, a body politic
and corporate of the State of Colorado ("Boulder County" or the “County”) (collectively, the
“Parties”) is made to be effective on the Effective Date as defined on the signature page of this
IGA.
RECITALS
WHEREAS, the Parties are authorized by § 29-20-101 et seq., C.R.S. as amended, to enter into
intergovernmental agreements to plan for and regulate land uses in order to minimize the
negative impacts on the surrounding areas and to protect the environment, and specifically to
cooperate and contract with each other for the purposes of planning and regulating the
development of land by means of a "comprehensive development plan;" and
WHEREAS, § 29-1-201, et seq., C.R.S., as amended, authorizes the Parties to cooperate and
contract with one another with respect to functions lawfully authorized to each of the Parties and
the people of the State of Colorado have encouraged such cooperation and contracting through
the adoption of Colorado Constitution, Article XIV, § 18(2); and
WHEREAS, the functions described in this IGA are lawfully authorized to each of the Parties
which perform such functions hereunder, as provided in Article 20 of Title 29; Part 1 of Article 28
of Title 30; Part 1 of Article 12 of Title 31; and Parts 2 and 3 of Article 23 of Title 31, C.R.S., as
amended; and
WHEREAS, in December 2002, the Parties entered into a Comprehensive Development Plan
Intergovernmental Agreement (the “Original IGA”) for a period of ten years which, among other
things, defined the Lyons Planning Area as the area the Town may annex and develop. The
Original IGA was amended to add certain additional properties to the LPA in 2005 and again in
2011; and
WHEREAS, the term of the Original IGA as amended ends in December 2012, and the Parties
believe it is in the best interests of the citizens of the Town and the County to enter into a new
Intergovernmental Agreement with the goal of continuing the spirit of collaboration that was
established by the Original IGA and demonstrated through the Parties’ course of dealing
throughout the term of the Original IGA; and
WHEREAS, in October 2003, the Parties entered into the Boulder County Countywide
Coordinated Comprehensive Development Plan Intergovernmental Agreement (the “Super IGA”)
which is designed to coordinate all of Boulder County’s comprehensive development plan IGAs,
to recognize and protect each municipality’s planning area, and to preserve the rural character of
the land outside of each community’s respective planning areas; and
WHEREAS, the Parties believe that it is in the best interest of the residents of both communities
to enter into a new IGA in order to preserve Lyons’ unique and individual character through the
orderly development within a newly defined Lyons Planning Area (the “LPA”). The LPA contains
a Primary Planning Area (“PPA”) where annexation and development may occur in accordance
with the provisions of this IGA. It also includes areas designated as Lyons Interest Area/Rural
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Preservation Area (LIA/RPA”) where the Parties’ intent is to preserve the rural quality of the land;
and
WHEREAS, the Parties have contemporaneously with this agreement entered into the CEMEX
Area Comprehensive Development Plan Intergovernmental Agreement (“CEMEX Area IGA”), a
complementary IGA that addresses development and preservation issues for the portions of the
Lyons Comprehensive Plan as adopted in 2010 (“LCP”) area not contained within this IGA. For
the purposes of this IGA, LPA refers to all portions of the overall Lyons Planning Area that are not
separately addressed in the CEMEX Area IGA. This IGA and the CEMEX Area IGA together
represent a shared vision of appropriate development for the areas covered by the IGAs for their
respective durations; and
WHEREAS, the Parties have each held hearings after proper public notice for the consideration
of entering into this IGA and the adoption of a comprehensive development plan for the subject
lands; and
NOW THEREFORE, in consideration of the above and the mutual covenants and commitments
made herein, the Parties agree as follows:
1.0

PURPOSE AND INTENT
This IGA is intended to protect and enhance the Town's ability to coordinate its future
growth into the PPA, and specifically for the following purposes:

1.1

Implementing Comprehensive Plans. This IGA is designed to implement the goals and
policies set forth in the Parties’ respective comprehensive plans.
1.1.1. The LCP emphasizes that in order for Lyons to become economically sustainable,
it must transition from a residential development-based economy to a commercialbased, localized economy. To this end, Lyons will strive to preserve and expand
employment opportunities, reduce retail leakage, attract visitors and encourage
new commercial, light-industrial and mixed-use development in the PPA while
concentrating any significant additional housing within its current Town limits or
within mixed-use areas with commercial being the predominant land use in these
areas.
1.1.2. The LCP adopts as one of its guiding principles articulating the Town’s interests in
expanding the development potential in the area by proactively engaging with
private and government stakeholders to make collaborative land use decisions.
1.1.3. The LCP emphasizes proactively planning for the future and balancing the
demands of environmental and economic sustainability with community character,
historical preservation and property owners’ rights.
1.1.4. The Boulder County Comprehensive Plan, as amended from time to time, (the
“BCCP”) seeks to protect agricultural lands, channel growth to municipal planning
areas and consider environmental and natural resources in land use decisions.

1.2

Recognizing Future Urban Development is Appropriate in the LPA. This IGA intends to
direct future urban development within the PPA to: avoid sprawl, ensure the provision of
adequate urban services, maximize the utility of funds invested in public facilities and
services, distribute fairly and equitably the costs of government services among those
persons who benefit therefrom, extend government services and facilities in an efficient,
logical fashion, simplify the governmental structure of the affected areas, and reduce and
avoid, where possible, conflict between the Parties.
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1.3

Maintaining Community Buffer. This IGA is intended to keep the LIA/RPA and the land
outside the LPA rural in character to preserve a community buffer.

1.4

Protecting View Corridors and Allowing Only Compatible Development in the LPA. This
IGA acknowledges the importance to both Parties of protecting sensitive natural areas,
maintaining view corridors, enforcing nuisance ordinances and ensuring that new
development is compatible with the character of both Lyons and adjoining County
properties.

1.5

Fostering Intergovernmental Cooperation. This IGA encourages the Parties to collaborate
to achieve common goals, including becoming more socially, economically and
environmentally sustainable and supporting the public and private provision of cultural,
educational, social and healthcare services in the LPA.

1.6

Encouraging Transparent and Timely Decisions. This IGA is intended to encourage
transparent, open communication between the Parties and to ensure that decisions
pertaining to this IGA are made in a timely and efficient manner.

2.0

LYONS COMPREHENSIVE DEVELOPMENT PLAN (IGA Plan).

2.1

IGA Plan Defined. This IGA, including the Map attached hereto as Exhibit A, is hereby
adopted by the Parties as the Lyons Comprehensive Development Plan, and shall be
known herein as the IGA Plan (as distinguished from the Lyons Comprehensive Plan,
referred to herein as the LCP). The IGA Plan shall govern and control the LPA, which is
defined as the unincorporated area of Boulder County as shown on Exhibit A, or as
subsequently amended in accordance with this IGA. With the exception of the Super IGA
and the CEMEX Area IGA, this IGA Plan replaces and supersedes any and all previous
agreements between the Parties concerning the LPA.

2.2

Lyons Planning Area Designations. The Map identifies, designates and defines the land
to be known as the LPA, which consists of the Primary Planning Area (the “PPA”) and the
Lyons Interest Area/Rural Preservation Area (the LIA/RPA). The Map indicates four
portions of the PPA that are designated as “No Development Areas.”
2.2.1

The PPA is the land that is planned for the next phase of expansion of the Town
limits and which the Parties recognize is appropriate and intended for urban
development.

2.2.2

The No Development Areas are a subset of the PPA, but are too steep or
otherwise inappropriate for development.

2.2.3

The LIA/RPA represents areas that are expected to remain rural for the duration of
this IGA, unless otherwise agreed to by the Parties.

3.0

ANNEXATION AND DEVELOPMENT OF PROPERTY.

3.1

Land Within the Primary Planning Area.
3.1.1

The Town may annex into its corporate boundaries any and all property located
within the PPA, including the No Development Areas, in accordance with state
and local laws governing annexation. The Town agrees that it will only annex
parcels in their entirety, not portions of a parcel, into the Town, unless mutually
agreed to by the Parties. By executing this IGA, the County finds and declares
that a community of interest exists between the Town and all property located
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within the PPA. The County will cooperate with Town efforts to annex land in the
PPA.
3.1.2 When parcels are annexed which contain No Development Areas, the Town, prior
to final plat recordation or other final approval for any development on those
parcels, will ensure that the owner of the properties grant to the County and to the
Town of Lyons a Conservation Easement pursuant to Article 30.5 of Title 38 of
the Colorado Revised Statutes, in a form acceptable to both the County and the
Town, which prohibits structures or development in the preserved area of the
properties.

3.3

3.1.3

Any property that is disconnected from the Town after the Effective Date of this
IGA (whether currently located within the municipal limits of the Town or later
annexed into the Town after the Effective Date of this IGA) shall continue to be
within the PPA for purposes of this IGA unless it is specifically excluded by a duly
executed amendment to this IGA.

3.1.4

The Parties agree that two parcels in the PPA (County Assessor Parcel Number
120320000007, currently owned by the Loukonen family and County Assessor
Parcel Number 120320000006, currently owned by CEMEX) may not be zoned
(currently zones E-1, EC, R-1, R-2, R2A and R-3) or developed by the Town for
residential uses.

3.1.5

The Town and the County acknowledge and agree that the property within the
LIA/RPA is intended to remain in the County’s regulatory jurisdiction and shall not
be annexed or developed by the Town during the duration of this IGA, unless
mutually agreed to by the Parties.

3.1.6

The Town agrees that if it annexes any part of a County road it will annex the
entirety of that road.

Land Outside of the LPA.
3.3.1

Excepting the area covered by the CEMEX Area IGA, which is addressed in a
separate IGA, the area outside the LPA is intended to remain in the County's
regulatory jurisdiction for the term of this IGA, unless otherwise provided herein or
by a duly executed amendment to this IGA.

3.3.2

The Town may annex lands outside of the PPA and expand the LPA only in
accordance with Section 4 of this IGA.

3.4

Developing Areas with Constraints. When evaluating development applications within
their respective areas of responsibility, both Parties will consider the impact of proposed
development on the floodway, natural areas, wildlife habitat, steep slopes, and historicallyand archaeologically-significant areas, and will require impacts to be reasonably
mitigated.

3.5

Promote Quality Design and Development. The Town is pursing adoption of design
standards to promote quality architecture and landscaping that is done in an
environmentally sensitive manner within 12 months of the Effective Date of this IGA.

4.0

EXPANSION OF THE LPA
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4.1

Mutual Agreement. During the term of this IGA, the Town may expand the LPA within
Boulder County only with the mutual agreement of the Parties and the corresponding
amendment of Exhibit A in accordance with this IGA.

4.2

Lyons Comprehensive Plan Amendment. Any request for expansion of the LPA must be
a reflection of community consensus, as documented in a duly-adopted amendment to the
LCP and its Land Use Map.

5.0

OPEN SPACE.

5.1

Acquisitions within the LPA. The County agrees that for the term of this IGA it will not
purchase or otherwise acquire any land within the LPA for open space purposes, including
conservation easements and transfer of density right sending sites without the approval of
the Town, excepting only an L-shaped parcel of land currently owned by CEMEX (County
Assessor Parcel Number 120317000046) located between the Loukonen-Hill Open Space
Property and the Southdown Indian Mountain Open Space Property.

6.0

COMMUNITY BUFFER.

The County agrees not to allow more intensive zoning classifications for lands
remaining in the County’s regulatory jurisdiction within the PPA and LIA/RPA, unless
mutually agreed to by the Parties.
7.0

TOWN OF LYONS UTILITIES.

7.1

Lyons Service Area. It may be necessary for the Town to seek additional water supplies,
water storage, and water and wastewater treatment and delivery facilities, both within and
outside the LPA. The areas designated in the Map portion of Exhibit A as the LPA shall
constitute the Town's "Service Area" for all purposes, including but not limited to the
County's Regulations of Areas and Activities of State Interest in Article 8 of the Boulder
County Land Use Code.

7.2

1041 Permits. To the extent such supplies and facilities are necessary to serve
development within the LPA that is consistent with the provisions of this IGA, the County
agrees to use its best efforts and to act in good faith on Town permit applications and
imposing permitting requirements without undue delay, recognizing applications for such
permits as being in conformance with this IGA. Specifically, the County agrees that the
Town, in applying for such permits under the provisions of the Regulation of Areas and
Activities of State Interest in Article 8 of the Boulder County Land Use Code, shall not be
required to demonstrate compliance with the following provisions of said Regulation,
where the proposed utility development will serve only lands within the LPA:


Section 8-511B.3, 10, 11, 12, 13 and 14, C.1 and C.2.a, D and E.



Sections 8-511 B.5 c and d shall only be applicable to sanitary sewage facilities.



Sections 8-511 B.5.b, e, f and g, B.6, 7 and 8 shall apply to site location, construction
and operations of facilities within areas designated on Maps 2, 3 and 4 of the Boulder
County Comprehensive Plan, and with respect to other areas shall be limited in its
application to construction and operation of such facilities.



The application of Section 8-511 B.7 concerning archaeological resources shall be
limited to a determination whether archaeologically significant resources will be
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negatively impacted by the proposed project, and if so, provide for mitigation of those
impacts.


The application of Section 8-511 B.5.h concerning geologic hazards shall be limited to
resolution of floodplain issues.



The remaining portions of Section 8-511 shall only be applicable to the direct, sitespecific impacts of the proposal.



Section 8-407 shall exempt all upgrades to existing facilities that are required
maintenance or otherwise required by federal, state or County regulations, including
repairing and/or replacing old or outdated equipment, or installing new equipment,
provided the improvements do not expand levels of service beyond the design
capacity, and provided further that the upgrade does not alter the location of the
existing facility.

8.0

IMPLEMENTATION PROCEDURES.

8.1

Plan Amendment Required. A Plan amendment, agreed to by both the Town and the
County, must occur in order to annex, allow any use or development, or acquire for open
space any parcel within the LPA where such annexation, use or development, or
acquisition does not comply with the IGA Plan. The provisions of Section 11.0 of this IGA
shall apply to any such Plan amendment.

8.2

Notice Required. The Parties each agree to undertake all steps necessary to adopt
procedures, plans, policies, and ordinances or other regulations as may be necessary to
implement and enforce the provisions of this Plan. The Parties agree that in adopting
such procedures, plans, policies, ordinances or regulations, each will give the other Party
sufficient notice of such action as will enable such Party, if it so desires, to comment upon
the planned actions of that Party. Sufficient notice shall generally mean notice delivered
to the other Party at least fifteen (15) days before the date of any public hearing or, where
no public hearing will be conducted, before any deadline for the submission of public
comment.

8.3

County Zoning Changes within the LPA. Where the County seeks to approve zoning
changes within the LPA after referral as provided herein, the Board of Trustees shall
respond by resolution, approving or disapproving such change or suggesting conditions of
approval.

9.0

REFERRALS

9.1

Lyons Referrals to Boulder County. The Town shall refer in writing to the County:
9.1.1

Any application for annexation;

9.1.2 Any proposed amendment to the LCP affecting any lot, tract, or parcel within the
LPA; and
9.2

Boulder County Referrals to Lyons. The County shall treat the Town as a formal referral
agency and shall refer in writing to the Town:
9.2.1

Any application for zoning, rezoning, subdivision, PUD, replat, special use, limited
impact special use, vacation, transfer of development rights, conservation
easement or development (including site plan reviews) for any lot, tract, easement,
rights-of-way or parcel within the LPA;

9.2.2

Any proposed map amendment to the BCCP affecting any lot, tract, or parcel
within the LPA; and
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9.2.3

In addition to referring the foregoing applications and proposals to the Town, the
County agrees to advise any applicant owning land in the PPA during the preapplication process (i.e., prior to formal application submittal) for any of the
categories of development listed in Section 9.2.1 of the possibility of annexation
into the Town, to encourage any such applicant to contact the Town concerning
possible annexation, and to provide such applicants with the Town’s appropriate
contact information.

9.3

Waiver of period for response to referrals. Either Party may, for any given referral, elect to
waive or reduce the period of time it requires to submit a response, and such election
shall be made by written letter or electronic mail.

9.4

Failure to respond to referrals. Failure by either Party to respond to a referral shall entitle
the referring Party to assume that the receiving Party has no comment concerning the
application or proposal.

9.5

Communication with referral party. For any application or proposal required to be referred
by Section 9.1 or 9.2, the referring Party shall use its best efforts to keep the other Party
apprised of the status of each application or proposal, including but not limited to, mailing
to the other Party notices of public hearings and meetings, staff reports, non-confidential
memoranda concerning the status of the application or proposal, and notification of other
activities and events associated with the processing of the application or proposal. Upon
any final decision concerning the application or proposal, the referring Party shall notify
the other Party in writing of the final decision including a general summary of any terms,
conditions, or other details of the decision.

10.0

PARTNERSHIPS

10.1

Intergovernmental Cooperation. The Parties recognize and acknowledge the need for
intergovernmental cooperation on important local and regional land use matters and to
achieve common goals. In accordance with the LCP, the Town and the County agree to
cooperate in good faith in:
10.1.1

Forming a St. Vrain River Task Force to improve the health of the riparian
corridor, achieve sustainability goals, improve recreational opportunities,
enhance fish and wildlife habitat, create economic benefits and construct the St
Vrain Greenway trail system;

10.1.2

Collaborating to design, fund and construct regional trails that connect Lyons to
Boulder County open space and other municipalities including the Boulder
County River Corridor Legacy Project;

10.1.3

Working with the Colorado Department of Transportation, the Regional
Transportation District and the Denver Regional Council of Governments to
improve Lyons’ multimodal transportation system, including continuing to
explore ways to improve bus service between the Town, its neighboring
communities, and Boulder County destinations and to reduce emissions;

10.1.4

Continuing to freely share geographic information system data, maps and
expertise;

10.1.5

Identifying and implementing programs to enhance opportunities for senior
housing and affordable housing within the Town and the LPA; and
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10.1.6

Cooperating in the identification of sites to provide more efficient governmental
services, including but not limited to a recycle and composting facility, and solar
or other forms renewable energy generation facilities.

10.1.7

Cooperating in determining efficient, effective and equitable options for
providing library services to citizens in both incorporated and unincorporated
areas of Boulder County, including residents of Lyons and surrounding areas.

10.1.8

Enforcing nuisance ordinances to improve the appearance of properties in the
LPA.

10.1.9

Implementing the Boulder County Sustainable Energy Plan, which Lyons has
formally adopted.

10.1.10

Cooperating on joint ventures to finance and provide for cultural and
recreational opportunities for Town residents and people living in the LPA and
surrounding neighborhoods.

10.1.11

Collaborating to construct a cost effective, highly diverse, and resilient
wastewater treatment system to serve that LPA that is both environmentally
beneficial and aesthetically pleasing and that protects the St. Vrain watershed.

10.1.12

Facilitating the transfer of ownership of the 10-acre Olson property to the Town
of Lyons to expand the recreational opportunities offered in the LPA.

10.1.13

Cooperating on the provision of water and sewer services to properties in the
LIA/RPA by the Town.

11.0
11.1

AMENDMENTS.
Entire Agreement. This IGA contains the entire agreement between the Parties and, with
the exception of the Super IGA and the CEMEX Area IGA, supersedes and replaces any
other or prior agreements concerning the same subject matter.

11.2

Changes to IGA. Any proposed amendment to the IGA affecting the jurisdiction over
lands or the development regulation of lands must be referred to the other Party by the
Regulatory Party. The "Regulatory Party" shall mean the Party having final land use or
annexation approval jurisdiction, as the context requires. Amendment of the IGA shall
take place only upon approval by resolution or ordinance adopted by the governing body
of both of the Parties, after notice and hearing as may be required by law. The Regulatory
Party shall not approve nor permit any development or change of use of any parcel within
the LPA by any means in a manner inconsistent with this IGA until and unless the IGA has
been amended so that the proposed development or use of such parcel is consistent with
the IGA.

11.3

Timely Decisions on Amendments to IGA. The Parties agree and acknowledge that time
is of the essence when either Party seeks an amendment to this IGA. The Parties further
agree and acknowledge that the length of time necessary to process and act upon any
proposed amendment may vary depending on the complexity of the particular request and
on other factors and other responsibilities facing the Parties at any given time.
Nevertheless, the Parties each agree to give high priority to any proposal by the other
Party to amend this IGA and to act on any such proposal without due delay. In addition,
the Parties agree that within thirty (30) days after receipt by one Party of an amendment
proposed by the other Party, the Parties will agree on and establish a firm schedule for
processing and taking final action upon the amendment proposal.

12.0

NON-SEVERABILITY.
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If any portion of this IGA is held by a court of competent jurisdiction in a final, nonappealable decision to be per se invalid or unenforceable as to any Party, the entire IGA
shall be terminated, it being the understanding and intent of the Parties that every portion
of the IGA is essential to and not severable from the remainder.
13.0

BENEFICIARIES.
The Parties, in their corporate and representative governmental capacities, are the only
entities intended to be the beneficiaries of the IGA, and no other person or entity is so
intended.

14.0

ENFORCEMENT.
Either or both of the Parties may enforce this IGA by any legal or equitable means
including specific performance, declaratory relief, and injunctive relief. No other person or
entity shall have any right to enforce the provisions of this IGA. The Parties agree to
discuss and attempt to resolve any dispute in the interpretation or application of this IGA,
including but not limited to any dispute regarding a request to terminate this IGA, but if
they are unable to do so, either Party may request that the matter be presented to a
mediator selected and paid for jointly by the Parties.

15.0

DEFENSE OF CLAIMS/INDEMNIFICATION
If any person allegedly aggrieved by a provision of this IGA who is not a party to the IGA
asserts or attempts to assert any claim against any Party concerning such IGA provision,
the County shall, and the Town may, defend such claim upon receiving timely and
appropriate notice of the pendency of such claim. Defense costs shall be paid by the
Party providing such defense. In the event that any person not a party to the IGA should
obtain a final money judgment against the Town for the diminution in value of any
regulated parcel resulting from regulations in the IGA or regulations adopted by the Town
implementing the IGA, the County shall, to the extent permitted by law, indemnify the
Town for the amount of said judgment.

16.0

GOVERNING LAW AND VENUE
This IGA shall be governed by the laws of the State of Colorado and venue shall lie in the
appropriate court(s) for Boulder County, Colorado.

17.0

TERM AND TERMINATION

17.1

This IGA shall remain in effect for a period of ten (10) years from the effective date, unless
otherwise terminated earlier by mutual agreement of the Parties. With the execution of
this IGA, the Town agrees that it has waived its right to opt out of the SuperIGA, as that
right is set forth in the SuperIGA.

18.0

PARTY REPRESENTATIVES
Referrals made under the terms of this IGA shall be sent to the Parties' representatives as
follows:
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County of Boulder
Director, Land Use Department
P.O. Box 471
Boulder, Colorado 80306
Town of Lyons
Town Administrator
P.O. Box 49
432 Fifth Avenue
Lyons, Colorado 80540
Name and address changes for representatives shall be made in writing and mailed to the
other representatives at the then current address.
19.0

COUNTERPART.
This IGA may be executed in any number of counterparts which together shall constitute
the agreement of the Parties.

20.0

EFFECTIVE DATE.
The effective date of this IGA shall be the date on which both Parties have approved and
executed the IGA by signing where indicated below.

TOWN OF LYONS:
Board of Trustees
By: _________________________________

Date:_______________________, 2012

Mayor or Mayor Pro Tem
ATTEST:

APPROVED AS TO FORM:

_____________________________________
Town Clerk

____________________________________
Town Attorney

COUNTY OF BOULDER:
BOARD OF COUNTY COMMISSIONERS
By: _________________________________

Date:_______________________, 2012

Chair
ATTEST:

APPROVED AS TO FORM:

_____________________________________

____________________________________

Clerk to Board

County Attorney
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LYONS CEMEX AREA
COMPREHENSIVE DEVELOPMENT PLAN
INTERGOVERNMENTAL AGREEMENT
This Intergovernmental Agreement ("IGA") by and between the Town of Lyons, a Colorado
statutory municipal corporation ("Lyons" or the "Town"), and the County of Boulder, a body politic
and corporate of the State of Colorado ("Boulder County" or the “County”) (collectively, the
“Parties”) is made to be effective on the Effective Date as defined on the signature page of this
IGA.
RECITALS
WHEREAS, the Parties are authorized by § 29-20-101 et seq., C.R.S. as amended, to enter into
intergovernmental agreements to plan for and regulate land uses in order to minimize the
negative impacts on the surrounding areas and to protect the environment, and specifically to
cooperate and contract with each other for the purposes of planning and regulating the
development of land by means of a "comprehensive development plan;" and
WHEREAS, § 29-1-201, et seq., C.R.S., as amended, authorizes the Parties to cooperate and
contract with one another with respect to functions lawfully authorized to each of the Parties and
the people of the State of Colorado have encouraged such cooperation and contracting through
the adoption of Colorado Constitution, Article XIV, § 18(2); and
WHEREAS, the functions described in this IGA are lawfully authorized to each of the Parties
which perform such functions hereunder, as provided in Article 20 of Title 29; Part 1 of Article 28
of Title 30; Part 1 of Article 12 of Title 31; and Parts 2 and 3 of Article 23 of Title 31, C.R.S., as
amended; and
WHEREAS, in December 2002, the Parties entered into a Comprehensive Development Plan
Intergovernmental Agreement (the “Original IGA”) for a period of ten years, which was amended
to add certain additional properties to the LPA in 2005 and again in 2011; and
WHEREAS, the term of the Original IGA as amended ends in December 2012, and the Parties
believe it is in the best interests of the citizens of the Town and the County to enter into new
Intergovernmental Agreements with the goal of continuing the spirit of collaboration that was
established by the Original IGA and demonstrated through the Parties’ course of dealing
throughout the term of the Original IGA; and
WHEREAS, the Parties have contemporaneously with this IGA entered into the Lyons Planning
Area Comprehensive Development Plan Intergovernmental Agreement (“Lyons Planning Area
IGA”), a complementary IGA that addresses development and preservation issues for all areas
surrounding the Town not addressed by this IGA. This IGA and the Lyons Planning Area IGA
together represent a shared vision of appropriate development for the areas covered by the IGAs
for their respective durations; and.
WHEREAS, the Parties believe that, in order to preserve Lyons’ unique and individual character
through the orderly development of land and to preserve the rural quality of other lands in the
area, it is in the best interest of the residents of both communities to enter into an IGA that
delineates the areas of the CEMEX Property that are appropriate for certain kinds of development
and the areas of the CEMEX property that the Parties desire to preserve in a rural state; and
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WHEREAS, the disturbed area of the CEMEX property where the current cement plan is located
is important to the Town both as a current employment center and in the future as a
redevelopment area focusing on such as green technology uses and low impact development;
and
WHEREAS, the Parties have each held hearings after proper public notice for the consideration
of entering into this IGA and the adoption of a comprehensive development plan for the subject
lands as shown on the map attached as Exhibit A; and
NOW THEREFORE, in consideration of the above and the mutual covenants and commitments
made herein, the Parties agree as follows:
1.0

LYONS CEMEX AREA COMPREHENSIVE DEVELOPMENT PLAN (CEMEX AREA IGA
PLAN).

1.1

CEMEX Area IGA Plan Defined. This IGA, including the Map attached hereto as Exhibit
A, is hereby adopted by the Parties as the Lyons CEMEX Area Comprehensive
Development Plan, and shall be known herein as the CEMEX Area IGA Plan. The
CEMEX Area IGA Plan shall govern and control the CEMEX Area. This IGA
complements the Lyons Planning Area Comprehensive Development Plan IGA, but is
independent from and not a part of it or any other Comprehensive Development Area
IGAs between the Parties, except the Boulder County Countywide Coordinated
Comprehensive Development Plan Intergovernmental Agreement (“Super IGA”).

1.2

CEMEX Area IGA Map. The Map identifies, designates and defines the land to be known
as the “CEMEX Area,” which consists of the CEMEX Primary Planning Area (the “CEMEX
PPA”), the CEMEX Municipal Facility Area (the “CEMEX Municipal Facility Area”), the
CEMEX Lyons Interest Area/Rural Preservation Area (the “CEMEX LIA/RPA”), and the
CEMEX LIA/RPA GI Property.
1.2.1

The CEMEX PPA is the land that is planned for the next phase of expansion of the
Town limits and which the Parties recognize is appropriate and intended for urban
development.

1.2.2

The CEMEX Municipal Facility Area represents areas which Lyons may annex in
order to develop municipal services facilities such as water and sewer plants and
solar/electric facilities.

1.2.3

The CEMEX LIA/RPA represents areas that are expected to remain rural for the
duration of this IGA.

1.2.4

The CEMEX LIA/RPA GI Property is the portion of the Lyons Interest Area/Rural
Preservation Area that (a) currently has a County general industrial zoning
designation; and (b) is the subject of negotiations toward a future land use plan, as
addressed in Section 2.4 of this IGA.

2.0

ANNEXATION AND DEVELOPMENT OF PROPERTY.

2.1.

CEMEX PPA. The Town may annex into its corporate boundaries any and all property
located within the CEMEX PPA in accordance with state and local laws governing
annexation. By executing this IGA, the County finds and declares that a community of
interest exists between the Town and all property located within the CEMEX PPA. The
County will cooperate with Town efforts to annex land in the CEMEX PPA. The County
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will also cooperate and consult with Town and lend its expertise, if requested, on potential
development proposals for the CEMEX PPA. The Town and the County recognize the
importance of remediation of the CEMEX PPA property and will work together to
encourage CEMEX and state regulators to ensure remediation efforts are complete.
2.2

CEMEX Municipal Facilities Area. The Town may annex into its corporate boundaries any
and all property located within the CEMEX Municipal Facility Area in accordance with
state and local laws governing annexation for the sole purpose of allowing the Town to
develop municipal services of the following specific kinds: water or wastewater facility;
renewable energy or electric distribution facility; emergency alert system; recycling
collection facility; municipal service facility, if developed in conjunction with a water or
wastewater facility; and such other municipal facilities as may be mutually agreed upon
by the Parties. If the Town opts to develop water treatment or sewer facilities in the
CEMEX Municipal Facility Area while the property is still in unincorporated Boulder
County, the County agrees that this IGA shall serve in lieu of review, as to any wastewater
treatment infrastructure projects, of any permit applications that would otherwise be
required under Section 8 of the Boulder County Land Use Code concerning Areas and
Activities of State Interest (“1041 Regulations”).

2.3 CEMEX LIA/RPA. The Town and the County acknowledge and agree that the property within
the CEMEX LIA/RPA is intended to remain in the County’s regulatory jurisdiction and shall
not be annexed or developed by the Town during the duration of this IGA unless mutually
agreed upon by both parties.
2.4

CEMEX LIA/RPA GI. The Parties further agree that within ten (10) years after execution of
this IGA they will engage in good faith negotiations toward the adoption of a land use plan
for the CEMEX LIA/RPA GI Property, taking into consideration input from the property
owner (currently CEMEX), and to make such amendments to this IGA as are necessary to
implement the land use plan if adopted..

2.5

Annexation of County ROW.
The Town agrees that if it annexes any part of a County road it will annex the entirety of
that road.

3.0

OPEN SPACE AND RURAL PRESERVATION

3.1

Open space acquisitions within the CEMEX Area. The County agrees that for the term of
this IGA it will not purchase or otherwise acquire any land within the CEMEX PPA or the
CEMEX Municipal Facilities Area for open space purposes, including conservation
easements. The Town agrees that land within the CEMEX Rural Preservation Area may
be acquired by the County for open space purposes, including conservation easements.

3.2

Zoning and subdivision of land in the CEMEX LIA/RPA. The zoning classification of land
within CEMEX LIA/RPA should remain agricultural and subdivision should be
restricted to that which exists under the County's Land Use Code, including the
creation of lots of a minimum of thirty-five (35) acres, a Non-Urban Planned Unit
Development which may contain up to two units per 35 acres if approved and
clustered so that at least 75% of the land is protected by a conservation easement, or
other cluster development permissible under the County’s Land Use Code where
gross density would not exceed one unit per 35 acres.
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4.0

REFERRALS

4.1

Lyons Referrals to Boulder County. The Town shall promptly refer in writing to the County
any application for annexation in the CEMEX Area.

4.2

Boulder County Referrals to Lyons. The County agrees that the Town shall be a formal
referral agency for any application to the County for zoning, rezoning, subdivision, PUD,
replat, special use, limited impact special use, vacation, transfer of development rights,
conservation easement or development (including site plan reviews) for any lot, tract,
easement, right-of-way or parcel within the CEMEX Area as well as any proposed map
amendment to the Boulder County Comprehensive Plan affecting any lot, tract, or parcel
within the CEMEX Area.

5.0

AMENDMENTS

5.1

Entire Agreement. With the exception of the Super IGA, this IGA contains the entire
agreement between the Parties as to the CEMEX Area, and supersedes and replaces any
other or prior IGAs as to the same geographic area.

5.2

Changes to IGA. Amendment of this IGA shall take place only upon approval by
resolution or ordinance adopted by the governing body of both of the Parties, after notice
and hearing as may be required by law.

5.3

Timely Decisions on Amendments to IGA. The Parties agree and acknowledge that time
is of the essence when either Party seeks an amendment to this IGA. The Parties further
agree and acknowledge that the length of time necessary to process and act upon any
proposed amendment may vary depending on the complexity of the particular request and
on other factors and other responsibilities facing the Parties at any given time.
Nevertheless, the Parties each agree to give high priority to any proposal by the other
Party to amend this IGA and to act on any such proposal without delay. In addition, the
Parties agree that within thirty (30) days after receipt by one Party of an amendment
proposed by the other Party, the Parties will agree on and establish a firm schedule for
processing and taking final action upon the amendment proposal.

6.0

NON-SEVERABILITY.
If any portion of this IGA is held by a court of competent jurisdiction in a final, nonappealable decision to be per se invalid or unenforceable as to any Party, the entire IGA
shall be terminated, it being the understanding and intent of the Parties that every portion
of the IGA is essential to and not severable from the remainder.

7.0

BENEFICIARIES.
The Parties, in their corporate and representative governmental capacities, are the only
entities intended to be the beneficiaries of the IGA, and no other person or entity is so
intended.

8.0

ENFORCEMENT.
Either or both of the Parties may enforce this IGA by any legal or equitable means
including specific performance, declaratory relief, and injunctive relief. No other person or
entity shall have any right to enforce the provisions of this IGA. The Parties agree to
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discuss and attempt to resolve any dispute in the interpretation or application of this IGA,
but if they are unable to do so, either Party may request that the matter be presented to a
mediator selected and paid for jointly by the Parties.
9.0

DEFENSE OF CLAIMS/INDEMNIFICATION
If, notwithstanding the provisions of Sections 7.0 and 8.0 of this IGA, any person allegedly
aggrieved by a provision of this IGA who is not a party to the IGA asserts or attempts to
assert any claim against any Party concerning such IGA provision, the County shall, and
the Town may, defend such claim upon receiving timely and appropriate notice of the
pendency of such claim. Defense costs shall be paid by the Party providing such
defense. In the event that any person not a party to the IGA should obtain a final money
judgment against the Town for the diminution in value of any regulated parcel resulting
from regulations in the IGA or regulations adopted by the Town implementing the IGA, the
County shall, to the extent permitted by law, indemnify the Town for the amount of said
judgment.

10.0

GOVERNING LAW AND VENUE
This IGA shall be governed by the laws of the State of Colorado and venue shall lie in the
appropriate court(s) for Boulder County, Colorado.

11.0

TERM AND TERMINATION
This IGA shall remain in effect through December 31, 2034, unless otherwise terminated
earlier by mutual agreement of the Parties.

12.0

PARTY REPRESENTATIVES
Referrals made under the terms of this IGA shall be sent to the Parties' representatives as
follows:
County of Boulder
Director, Land Use Department
P.O. Box 471
Boulder, Colorado 80306
Town of Lyons
Town Administrator
P.O. Box 49
432 Fifth Avenue
Lyons, Colorado 80540
Name and address changes for representatives shall be made in writing and mailed to the
other representatives at the then current address.

13.0

COUNTERPART.
This IGA may be executed in any number of counterparts which together shall constitute
the agreement of the Parties.
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14.0

EFFECTIVE DATE.
The effective date of this IGA shall be the date on which both Parties have approved and
executed the IGA by signing where indicated below.

TOWN OF LYONS:
Board of Trustees
By: _________________________________

Date:_______________________, 2012

Mayor or Mayor Pro Tem
ATTEST:

APPROVED AS TO FORM:

_____________________________________
Town Clerk

____________________________________
Town Attorney

COUNTY OF BOULDER:
BOARD OF COUNTY COMMISSIONERS
By: _________________________________

Date:_______________________, 2012

Chair
ATTEST:

APPROVED AS TO FORM:

_____________________________________

____________________________________

Clerk to Board

County Attorney
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PUBLIC HEARING
STAFF PLANNER:

Dale Case, AICP

STAFF RECOMMENDATION RE:



IGA-12-0001 LYONS PLANNING AREA COMPREHENSIVE
DEVELOPMENT PLAN INTERGOVERNMENTAL AGREEMENT and
IGA-12-0002 LYONS CEMEX AREA COMPREHENSIVE DEVELOPMENT
PLAN INTERGOVERNMENTAL AGREEMENT

PURPOSE AND BACKGROUND
In 2002 the County and the Town of Lyons entered into an Intergovernmental Agreement (“IGA”)
pursuant to C.R.S. 29‐20‐101 et seq. This IGA provides the Town and County tools to control land
uses, helps minimize negative impacts of development, protects the environment, and identifies
areas of mutual cooperation and concern. The IGA was signed on December 30, 2002 and had a
term of 10 years, which is set to expire at the end of this year. The original IGA was amended twice
since its adoption, the most recent amendment occurring last year.
The revised and extended IGAs being considered here are to serve a number of additional purposes.
1. To extend the term of this cooperative agreement. The general IGA extends land use
provisions in the majority of the Lyons Planning Area for another 10 years. The secondary
and related IGA covering the “CEMEX parcels” extends land use provisions until December
31, of 2034.
2. To recognize Lyons’ most recent Comprehensive Plan adopted in 2010.
3. Reinstates Lyons and the County’s commitment to the Super IGA and with the Town
agreeing that it has waived its right to opt out of the SuperIGA.
This item contains two separate but related IGAs. The first is the Lyons Planning Area
Comprehensive Development Plan and the second is the Lyons Cemex Area Comprehensive
Development Plan. Docket IGA‐12‐0001 is the general land use agreement covering the town
of Lyons and the majority of its perimeter area. It defines areas within Lyons Planning Area
including:

Cindy Domenico County Commissioner

Deb Gardner County Commissioner

Will Toor County Commissioner
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PARNTERSHIP SECTION
The Lyons Planning Area Comprehensive Plan Intergovernmental Agreement also recognizes areas
where the Town and County will cooperate on issues pursuing common goals around land use,
transportation other issues as listed below.
 Forming the St. Vrain River Task Force.
 Collaborating on trail design, funding and construction .
 Working with Colorado Department of Transportation, the Regional Transportation District
and the Denver Regional Council of Governments to improve Lyons’ multimodal
transportation system.
 Continue collaboration in sharing geographic information system data, maps and expertise
 Identifying and implementing programs to enhance opportunities for senior housing and
affordable housing.
 Cooperating in the identification of sites to provide more efficient governmental services,
including but not limited to a recycle and composting facility, and solar or other forms
renewable energy generation facilities.
 Cooperating in determining efficient, effective and equitable options for providing library
services to citizens.
 Enforcing nuisance ordinances.
 Implementing the Boulder County Sustainable Energy Plan.
 Cooperating on joint ventures to finance and provide for cultural and recreational
opportunities.
 Collaborating to construct a cost effective, highly diverse, and resilient wastewater
treatment system.
 Facilitating the transfer of ownership of the 10‐acre Olson property to the Town of Lyons to
expand the recreational opportunities offered in the LPA.
 Cooperating on the provision of water and sewer services to properties in the LIA/RPA by
the Town

TOWN OF LYONS ACTION
The Town Board of Lyons held multiple study sessions and adoption proceedings leading up to their
formal adoption of these Intergovernmental Agreements on April 16, 2012.
RECOMMENDATION:
Therefore, the Land Use staff recommends the Board of County Commissioners approve IGA‐12‐
0001 and IGA‐12‐0002.
Attachments:
Text IGA‐12‐0001, 12‐0002
Maps
Public comments

IGA-12-0001 & IGA-12-0002
BOCC Hearing May 15, 2012 2:30
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TOWN OF LVONS, COLORADO
RESOLUTION 2012-20
A RESOLUTION APPROVING THE "LVONS PLANNING AREA COMPREHENSIVE DEVELOPMENT PLAN
INTERGOVERNMENTAL AGREEMENT" BY AND BETWEEN BOULDER COUNTY, COLORADO,
AND THE TOWN OF LVONS
WHEREAS, the Town of Lyons possesses the authority to contract for lawful purposes and, pursuant to
state law and Lyons Town Code§ 1-6-7 to enter into intergovernmental agreements by resolution or ordinance;
and
WHEREAS, the Parties are authorized by§ 29-20-101 et seq., C.R.S. as amended, to enter into
intergovernmental agreements to plan for and regulate land uses in order to minimize the negative impacts on
the surrounding areas and to protect the environment, and specifically to cooperate and contract with each other
for the purposes of planning and regulating the development of land by means of a "comprehensive
development plan;" and
WHEREAS,§ 29-1-201, et seq., C.R.S., as amended, authorizes the Parties to cooperate and contract
with one another with respect to functions lawfully authorized to each of the Parties and the people of the State
of Colorado have encouraged such cooperation and contracting through the adoption of Colorado Constitution,
Article XIV,§ 18(2); and
WHEREAS, the functions described in this IGA are lawfully authorized to each of the Parties which

perform such functions hereunder, as provided in Article 20 of Title 29; Part 1 of Article 28 of Title 30; Part 1 of
Article 12 of Title 31; and Parts 2 and 3 of Article 23 of Title 31, C.R.S., as amended; and
WHEREAS, in December 2002, the Parties entered into a Comprehensive Development Plan
Intergovernmental Agreement (the "Original IGA") for a period of ten years which, among other things, defined
the Lyons Planning Area as the area the Town may annex and develop. The Original IGA was amended to add
certain additional properties to the LPA in 2005 and again in 2011; and
WHEREAS, the term of the Original IGA as amended ends in December 2012, and the Parties believe
it is in the best interests of the citizens of the Town and the County to enter into a new Intergovernmental
Agreement with the goal of continuing the spirit of collaboration that was established by the Original IGA and
demonstrated through the Parties' course of dealing throughout the term of the Original IGA; and
WHEREAS, in October 2003, the Parties entered into the Boulder County Countywide Coordinated
Comprehensive Development Plan Intergovernmental Agreement (the "Super IGA") which is designed to
coordinate all of Boulder County's comprehensive development plan IGAs, to recognize and protect each
municipality's planning area, and to preserve the rural character of the land outside of each community's
respective planning areas; and
WHEREAS, the Parties believe that it is in the best interest of the residents of both communities to

enter into a new IGA in order to preserve Lyons' unique and individual character through the orderly
development within a newly defined Lyons Planning Area (the "LPA"). The LPA contains a Primary Planning
Area ("PPA") where annexation and development may occur in accordance with the provisions of this IGA. It
also includes areas designated as Lyons Interest Area/Rural Preservation Area (LIA/APA") where the Parties'
intent is to preserve the rural quality of the land; and
RCW\53976\401417.01

WHEREAS, C.R.S. §§ 29-20-101 et seq. authorizes the Town of Lyons and Boulder County to enter
into intergovernmental agreements to plan for and regulate land uses in order to minimize the negative impacts
on the surrounding areas and protect the environment; and
WHEREAS, the Town of Lyons completed a comprehensive master plan that projects the potential for
and desirability of future growth into currently unincorporated areas surrounding the Town of Lyons; and
WHEREAS, the Town and the County reached an agreement on the creation and management of an
area to be known as the Lyons Planning Area which area is projected as the future growth and interest area of
the Town of Lyons.
WHEREAS, this IGA shall be construed so as to implement the guiding principles, goals, objectives
and Land Use Map of the Lyons Comprehensive Plan, adopted in April 2010 and the amendments thereto;
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF TRUSTEES OF THE TOWN OF LVONS, THAT:
The attached "Lyons Planning Area Comprehensive Development Plan Intergovernmental Agreement" by and
between Boulder County, Colorado and the Town of Lyons, Colorado, is hereby approved by the Board of
Trustees.
ADOPTED THIS 16th DAY OF APRIL, 2012.

TOWN OF LVONS, COLORADO

ATI:EST:
' '-'

RCW\53976\397425.0l
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LVONS PLANNING AREA
COMPREHENSIVE DEVELOPMENT PLAN
INTERGOVERNMENTAL AGREEMENT
This Intergovernmental Agreement ("IGA") by and between the Town of Lyons, a Colorado
statutory municipal corporation ("Lyons" or the "Town"), and the County of Boulder, a body politic
and corporate of the State of Colorado ("Boulder County " or the "County'') (collectively, the
"Parties") is made to be effective on the Effective Date as defined on the signature page of this
IGA.
RECITALS
WHEREAS, the Parties are authorized by§ 29-20-101 et seq., C.R.S. as amended, to enter into
intergovernmental agreements to plan for and regulate land uses in order to minimize the
negative impacts on the surrounding areas and to protect the environment, and specifically to
cooperate and contract with each other for the purposes of planning and regulating the
development of land by means of a "comprehensive development plan;" and
WHEREAS,§ 29-1-201, et seq., C.R.S., as amended, authorizes the Parties to cooperate and
contract with one another with respect to functions lawfully authorized to each of the Parties and
the people of the State of Colorado have encouraged such cooperation and contracting through
the adoption of Colorado Constitution, Article XIV,§ 18(2);and
WHEREAS, the functions described in this IGA are lawfully authorized to each of the Parties
which perform such functions hereunder, as provided in Article 20 of Title 29;Part 1 of Article 28
of Title 30;Part 1 of Article 12 of Title 31;and Parts 2 and 3 of Article 23 of Title 31, C.R.S., as
amended;and
WHEREAS, in December 2002, the Parties entered into a Comprehensive Development Plan
Intergovernmental Agreement (the "Original IGA") for a period of ten years which, among other
things, defined the Lyons Planning Area as the area the Town may annex and develop. The
Original IGA was amended to add certain additional properties to the LPA in 2005 and again in
2011;and
WHEREAS, the term of the Original IGA as amended ends in December 2012, and the Parties
believe it is in the best interests of the citizens of the Town and the County to enter into a new
Intergovernmental Agreement with the goal of continuing the spirit of collaboration that was
established by the Original IGA and demonstrated through the Parties' course of dealing
throughout the term of the Original IGA;and
WHEREAS, in October 2003, the Parties entered into the Boulder County Countywide
Coordinated Comprehensive Development Plan Intergovernmental Agreement (the "Super IGA")
which is designed to coordinate all of Boulder County's comprehensive development plan IGAs,
to recognize and protect each municipality's planning area, and to preserve the rural character of
the land outside of each community's respective planning areas;and
WHEREAS, the Parties believe that it is in the best interest of the residents of both communities
to enter into a new IGA in order to preserve Lyons' unique and individual character through the
orderly development within a newly defined Lyons Planning Area (the "LPA"). The LPA contains
a Primary Planning Area ("PPA") where annexation and development may occur in accordance
with the provisions of this IGA. It also includes areas designated as Lyons Interest Area/Rural

Preservation Area (LIA/RPA") where the Parties' intent is to preserve the rural quality of the land;
and

WHEREAS, the Parties have contemporaneously with this agreement entered into the CEMEX
Area Comprehensive Development Plan Intergovernmental Agreement ("CEMEX Area IGA"), a
complementary IGA that addresses development and preservation issues for the portions of the
Lyons Comprehensive Plan as adopted in 201O ("LCP") area not contained within this IGA. For
the purposes of this IGA, LPA refers to all portions of the overall Lyons Planning Area that are not
separately addressed in the CEMEX Area IGA. This IGA and the CEMEX Area IGA together
represent a shared vision of appropriate development for the areas covered by the IGAs for their
respective durations; and
WHEREAS, the Parties have each held hearings after proper public notice for the consideration
of entering into this IGA and the adoption of a comprehensive development plan for the subject
lands; and
NOW THEREFORE, in consideration of the above and the mutual covenants and commitments
made herein, the Parties agree as follows:
1.0

PURPOSE AND INTENT
This IGA is intended to protect and enhance the Town's ability to coordinate its future
growth into the PPA, and specifically for the following purposes:

1.1

Implementing Comprehensive Plans. This IGA is designed to implement the goals and
policies set forth in the Parties' respective comprehensive plans.
1.1.1. The LCP emphasizes that in order for Lyons to become economically sustainable,
it must transition from a residential development-based economy to a commercial
based, localized economy. To this end, Lyons will strive to preserve and expand
employment opportunities, reduce retail leakage, attract visitors and encourage
new commercial, light-industrial and mixed-use development in the PPA while
concentrating any significant additional housing within its current Town limits or
within mixed-use areas with commercial being the predominant land use in these
areas.
1.1.2. The LCP adopts as one of its guiding principles articulating the Town's interests in
expanding the development potential in the area by proactively engaging with
private and government stakeholders to make collaborative land use decisions.
1.1.3. The LCP emphasizes proactively planning for the future and balancing the
demands of environmental and economic sustainability with community character,
historical preservation and property owners' rights.
1.1.4. The Boulder County Comprehensive Plan, as amended from time to time, (the
"BCCP") seeks to protect agricultural lands, channel growth to municipal planning
areas and consider environmental and natural resources in land use decisions.

1.2

Recognizing Future Urban Development is Appropriate in the LPA. This IGA intends to
direct future urban development within the PPA to: avoid sprawl, ensure the provision of
adequate urban services, maximize the utility of funds invested in public facilities and
services, distribute fairly and equitably the costs of government services among those
persons who benefit therefrom, extend government services and facilities in an efficient,
logical fashion, simplify the governmental structure of the affected areas, and reduce and
avoid, where possible, conflict between the Parties.
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1.3

Maintaining Community Buffer. This IGA is intended to keep the LIA/RPA and the land
outside the LPA rural in character to preserve a community buffer.

1.4

Protecting View Corridors and Allowing Only Compatible Development in the LPA. This
IGA acknowledges the importance to both Parties of protecting sensitive natural areas,
maintaining view corridors, enforcing nuisance ordinances and ensuring that new
development is compatible with the character of both Lyons and adjoining County
properties.

1.5

Fostering Intergovernmental Cooperation. This IGA encourages the Parties to collaborate
to achieve common goals, including becoming more socially, economically and
environmentally sustainable and supporting the public and private provision of cultural,
educational, social and healthcare services in the LPA.

1.6

Encouraging Transparent and Timely Decisions. This IGA is intended to encourage
transparent, open communication between the Parties and to ensure that decisions
pertaining to this IGA are made in a timely and efficient manner.

2.0

LVONS COMPREHENSIVE DEVELOPMENT PLAN (IGA Plan).

2.1

IGA Plan Defined. This IGA, including the Map attached hereto as Exhibit A, is hereby
adopted by the Parties as the Lyons Comprehensive Development Plan, and shall be
known herein as the IGA Plan (as distinguished from the Lyons Comprehensive Plan,
referred to herein as the LCP). The IGA Plan shall govern and control the LPA, which is
defined as the unincorporated area of Boulder County as shown on Exhibit A, or as
subsequently amended in accordance with this IGA. With the exception of the Super IGA
and the CEMEX Area IGA, this IGA Plan replaces and supersedes any and all previous
agreements between the Parties concerning the LPA.

2.2

Lyons Planning Area Designations. The Map identifies, designates and defines the land
to be known as the LPA, which consists of the Primary Planning Area (the "PPA") and the
Lyons Interest Area/Rural Preservation Area (the LIA/RPA). The Map indicates four
portions of the PPA that are designated as "No Development Areas."
2.2.1 The PPA is the land that is planned for the next phase of expansion of the Town
limits and which the Parties recognize is appropriate and intended for urban
development.
2.2.2 The No Development Areas are a subset of the PPA, but are too steep or
otherwise inappropriate for development.
2.2.3 The LIA/RPA represents areas that are expected to remain rural for the duration of
this IGA, unless otherwise agreed to by the Parties.

3.0

ANNEXATION AND DEVELOPMENT OF PROPERTY.

3.1

Land Within the Primary Planning Area.
3.1.1

The Town may annex into its corporate boundaries any and all property located
within the PPA, including the No Development Areas, in accordance with state
and local laws governing annexation. The Town agrees that it will only annex
parcels in their entirety, not portions of a parcel, into the Town, unless mutually
agreed to by the Parties. By executing this IGA, the County finds and declares
that a community of interest exists between the Town and all property located
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within the PPA. The County will cooperate with Town efforts to annex land in the
PPA.
3.1.2 When parcels are annexed which contain No Development Areas, the Town, prior
to final plat recordation or other final approval for any development on those
parcels, will ensure that the owner of the properties grant to the County and to the
Town of Lyons a Conservation Easement pursuant to Article 30.5 of Title 38 of
the Colorado Revised Statutes, in a form acceptable to both the County and the
Town, which prohibits structures or development in the preserved area of the
properties.

3.3

3.1.3

Any property that is disconnected from the Town after the Effective Date of this
IGA (whether currently located within the municipal limits of the Town or later
annexed into the Town after the Effective Date of this IGA) shall continue to be
within the PPA for purposes of this IGA unless it is specifically excluded by a duly
executed amendment to this IGA.

3.1.4

The Parties agree that two parcels in the PPA (County Assessor Parcel Number
120320000007, currently owned by the Loukonen family and County Assessor
Parcel Number 120320000006, currently owned by CEMEX) may not be zoned
(currently zones E-1, EC, R-1, R-2, A2A and R-3) or developed by the Town for
residential uses.

3.1.5

The Town and the County acknowledge and agree that the property within the
LIA/RPA is intended to remain in the County's regulatory jurisdiction and shall not
be annexed or developed by the Town during the duration of this IGA, unless
mutually agreed to by the Parties.

3.1.6

The Town agrees that if it annexes any part of a County road it will annex the
entirety of that road.

Land Outside of the LPA.
3.3.1 Excepting the area covered by the CEMEX Area IGA, which is addressed in a
separate IGA, the area outside the LPA is intended to remain in the County's
regulatory jurisdiction for the term of this IGA, unless otherwise provided herein or
by a duly executed amendment to this IGA.
3.3.2

The Town may annex lands outside of the PPA and expand the LPA only in
accordance with Section 4 of this IGA.

3.4

Developing Areas with Constraints. When evaluating development applications within
their respective areas of responsibility, both Parties will consider the impact of proposed
development on the floodway, natural areas, wildlife habitat, steep slopes, and historically
and archaeologically-significant areas, and will require impacts to be reasonably
mitigated.

3.5

Promote Quality Design and Development. The Town is pursing adoption of design
standards to promote quality architecture and landscaping that is done in an
environmentally sensitive manner within 12 months of the Effective Date of this IGA.

4.0

EXPANSION OF THE LPA
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4.1

Mutual Agreement. During the term of this IGA, the Town may expand the LPA within
Boulder County only with the mutual agreement of the Parties and the corresponding
amendment of Exhibit A in accordance with this IGA.

4.2

Lyons Comprehensive Plan Amendment. Any request for expansion of the LPA must be
a reflection of community consensus, as documented in a duly-adopted amendment to the
LCP and its Land Use Map.

5.0

OPEN SPACE.

5.1

Acquisitions within the LPA. The County agrees that for the term of this IGA it will not
purchase or otherwise acquire any land within the LPA for open space purposes, including
conservation easements and transfer of density right sending sites without the approval of
the Town, excepting only an L-shaped parcel of land currently owned by CEMEX (County
Assessor Parcel Number 120317000046) located between the Loukonen-Hill Open Space
Property and the Southdown Indian Mountain Open Space Property.

6.0

COMMUNITY BUFFER.
The County agrees not to allow more intensive zoning classifications for lands
remaining in the County's regulatory jurisdiction within the PPA and LIA/RPA, unless
mutually agreed to by the Parties.

7.0

TOWN OF LVONS UTILITIES.

7.1

Lyons Service Area. It may be necessary for the Town to seek additional water supplies,
water storage, and water and wastewater treatment and delivery facilities, both within and
outside the LPA. The areas designated in the Map portion of Exhibit A as the LPA shall
constitute the Town's "Service Area" for all purposes, including but not limited to the
County's Regulations of Areas and Activities of State Interest in Article 8 of the Boulder
County Land Use Code.

7.2

1041 Permits. To the extent such supplies and facilities are necessary to serve
development within the LPA that is consistent with the provisions of this IGA, the County
agrees to use its best efforts and to act in good faith on Town permit applications and
imposing permitting requirements without undue delay, recognizing applications for such
permits as being in conformance with this IGA. Specifically, the County agrees that the
Town, in applying for such permits under the provisions of the Regulation of Areas and
Activities of State Interest in Article 8 of the Boulder County Land Use Code, shall not be
required to demonstrate compliance with the following provisions of said Regulation,
where the proposed utility development will serve only lands within the LPA:
■

Section 8-511B.3, 1O, 11, 12, 13 and 14, C.1 and C.2.a, D and E.

■

Sections 8-511 B.5 c and d shall only be applicable to sanitary sewage facilities.

■

Sections 8-511 8.5.b, e, f and g, 8.6, 7 and 8 shall apply to site location, construction
and operations of facilities within areas designated on Maps 2, 3 and 4 of the Boulder
County Comprehensive Plan, and with respect to other areas shall be limited in its
application to construction and operation of such facilities.

■

The application of Section 8-511 B.7 concerning archaeological resources shall be
limited to a determination whether archaeologically significant resources will be
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negatively impacted by the proposed project, and if so, provide for mitigation of those
impacts.
•

The application of Section 8-511 B.5.h concerning geologic hazards shall be limited to
resolution of floodplain issues.

•

The remaining portions of Section 8-511 shall only be applicable to the direct, site
specific impacts of the proposal.

•

Section 8-407 shall exempt all upgrades to existing facilities that are required
maintenance or otherwise required by federal, state or County regulations, including
repairing and/or replacing old or outdated equipment, or installing new equipment,
provided the improvements do not expand levels of service beyond the design
capacity, and provided further that the upgrade does not alter the location of the
existing facility.

8.0

IMPLEMENTATION PROCEDURES.

8.1

Plan Amendment Required. A Plan amendment, agreed to by both the Town and the
County, must occur in order to annex, allow any use or development, or acquire for open
space any parcel within the LPA where such annexation, use or development, or
acquisition does not comply with the IGA Plan. The provisions of Section 11.0 of this IGA
shall apply to any such Plan amendment.

8.2

Notice Required. The Parties each agree to undertake all steps necessary to adopt
procedures, plans, policies, and ordinances or other regulations as may be necessary to
implement and enforce the provisions of this Plan. The Parties agree that in adopting
such procedures, plans, policies, ordinances or regulations, each will give the other Party
sufficient notice of such action as will enable such Party, if it so desires, to comment upon
the planned actions of that Party. Sufficient notice shall generally mean notice delivered
to the other Party at least fifteen (15) days before the date of any public hearing or, where
no public hearing will be conducted, before any deadline for the submission of public
comment.

8.3

County Zoning Changes within the LPA. Where the County seeks to approve zoning
changes within the LPA after referral as provided herein, the Board of Trustees shall
respond by resolution, approving or disapproving such change or suggesting conditions of
approval.

9.0

REFERRALS

9.1

Lyons Referrals to Boulder County. The Town shall refer in writing to the County:
9.1.1 Any application for annexation;
9.1.2 Any proposed amendment to the LCP affecting any lot, tract, or parcel within the
LPA; and

9.2

Boulder County Referrals to Lyons. The County shall treat the Town as a formal referral
agency and shall refer in writing to the Town:
9.2.1 Any application for zoning, rezoning, subdivision, PUD, replat, special use, limited
impact special use, vacation, transfer of development rights, conservation
easement or development (including site plan reviews) for any lot, tract, easement,
rights-of-way or parcel within the LPA;
9.2.2 Any proposed map amendment to the BCCP affecting any lot, tract, or parcel
within the LPA; and
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9.2.3

In addition to referring the foregoing applications and proposals to the Town, the
County agrees to advise any applicant owning land in the PPA during the pre
application process (i.e., prior to formal application submittal) for any of the
categories of development listed in Section 9.2.1 of the possibility of annexation
into the Town, to encourage any such applicant to contact the Town concerning
possible annexation, and to provide such applicants with the Town's appropriate
contact information.

9.3

Waiver of period for response to referrals. Either Party may, for any given referral, elect to
waive or reduce the period of time it requires to submit a response, and such election
shall be made by written letter or electronic mail.

9.4

Failure to respond to referrals. Failure by either Party to respond to a referral shall entitle
the referring Party to assume that the receiving Party has no comment concerning the
application or proposal.

9.5

Communication with referral party. For any application or proposal required to be referred
by Section 9.1 or 9.2, the referring Party shall use its best efforts to keep the other Party
apprised of the status of each application or proposal, including but not limited to, mailing
to the other Party notices of public hearings and meetings, staff reports, non-confidential
memoranda concerning the status of the application or proposal, and notification of other
activities and events associated with the processing of the application or proposal. Upon
any final decision concerning the application or proposal, the referring Party shall notify
the other Party in writing of the final decision including a general summary of any terms,
conditions, or other details of the decision.

10.0

PARTNERSHIPS

10.1

Intergovernmental Cooperation. The Parties recognize and acknowledge the need for
intergovernmental cooperation on important local and regional land use matters and to
achieve common goals. In accordance with the LCP, the Town and the County agree to
cooperate in good faith in:
10.1.1

Forming a St. Vrain River Task Force to improve the health of the riparian
corridor, achieve sustainability goals, improve recreational opportunities,
enhance fish and wildlife habitat, create economic benefits and construct the St
Vrain Greenway trail system;

10.1.2

Collaborating to design, fund and construct regional trails that connect Lyons to
Boulder County open space and other municipalities including the Boulder
County River Corridor Legacy Project;

10.1.3

Working with the Colorado Department of Transportation, the Regional
Transportation District and the Denver Regional Council of Governments to
improve Lyons' multimodal transportation system, including continuing to
explore ways to improve bus service between the Town, its neighboring
communities, and Boulder County destinations and to reduce emissions;

10.1.4

Continuing to freely share geographic information system data, maps and
expertise;

10.1.5

Identifying and implementing programs to enhance opportunities for senior
housing and affordable housing within the Town and the LPA; and
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10.1.6

Cooperating in the identification of sites to provide more efficient governmental
services, including but not limited to a recycle and composting facility, and solar
or other forms renewable energy generation facilities.

10.1.7

Cooperating in determining efficient, effective and equitable options for
providing library services to citizens in both incorporated and unincorporated
areas of Boulder County, including residents of Lyons and surrounding areas.

10.1.8

Enforcing nuisance ordinances to improve the appearance of properties in the
LPA.

10.1.9

Implementing the Boulder County Sustainable Energy Plan, which Lyons has
formally adopted.

10.1.1O

Cooperating on joint ventures to finance and provide for cultural and
recreational opportunities for Town residents and people living in the LPA and
surrounding neighborhoods.

10.1.11

Collaborating to construct a cost effective, highly diverse, and resilient
wastewater treatment system to serve that LPA that is both environmentally
beneficial and aesthetically pleasing and that protects the St. Vrain watershed.

10.1.12

Facilitating the transfer of ownership of the 10-acre Olson property to the Town
of Lyons to expand the recreational opportunities offered in the LPA.

10.1.13

Cooperating on the provision of water and sewer services to properties in the
LIA/RPA by the Town.

11.0
11.1

AMENDMENTS.
Entire Agreement. This IGA contains the entire agreement between the Parties and, with
the exception of the Super IGA and the CEMEX Area IGA, supersedes and replaces any
other or prior agreements concerning the same subject matter.

11.2

Changes to IGA. Any proposed amendment to the IGA affecting the jurisdiction over
lands or the development regulation of lands must be referred to the other Party by the
Regulatory Party. The "Regulatory Party" shall mean the Party having final land use or
annexation approval jurisdiction, as the context requires. Amendment of the IGA shall
take place only upon approval by resolution or ordinance adopted by the governing body
of both of the Parties, after notice and hearing as may be required by law. The Regulatory
Party shall not approve nor permit any development or change of use of any parcel within
the LPA by any means in a manner inconsistent with this IGA until and unless the IGA has
been amended so that the proposed development or use of such parcel is consistent with
the IGA.

11.3

Timely Decisions on Amendments to IGA. The Parties agree and acknowledge that time
is of the essence when either Party seeks an amendment to this IGA. The Parties further
agree and acknowledge that the length of time necessary to process and act upon any
proposed amendment may vary depending on the complexity of the particular request and
on other factors and other responsibilities facing the Parties at any given time.
Nevertheless, the Parties each agree to give high priority to any proposal by the other
Party to amend this IGA and to act on any such proposal without due delay. In addition,
the Parties agree that within thirty (30) days after receipt by one Party of an amendment
proposed by the other Party, the Parties will agree on and establish a firm schedule for
processing and taking final action upon the amendment proposal.

12.0

NON-SEVERABILITV.
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If any portion of this IGA is held by a court of competent jurisdiction in a final, non
appealable decision to be per se invalid or unenforceable as to any Party, the entire IGA
shall be terminated, it being the understanding and intent of the Parties that every portion
of the IGA is essential to and not severable from the remainder.
13.0

BENEFICIARIES.
The Parties, in their corporate and representative governmental capacities, are the only
entities intended to be the beneficiaries of the IGA, and no other person or entity is so
intended.

14.0

ENFORCEMENT.
Either or both of the Parties may enforce this IGA by any legal or equitable means
including specific performance, declaratory relief, and injunctive relief. No other person or
entity shall have any right to enforce the provisions of this IGA. The Parties agree to
discuss and attempt to resolve any dispute in the interpretation or application of this IGA,
including but not limited to any dispute regarding a request to terminate this IGA, but if
they are unable to do so, either Party may request that the matter be presented to a
mediator selected and paid for jointly by the Parties.

15.0

DEFENSE OF CLAIMS/INDEMNIFICATION
If any person allegedly aggrieved by a provision of this IGA who is not a party to the IGA
asserts or attempts to assert any claim against any Party concerning such IGA provision,
the County shall, and the Town may, defend such claim upon receiving timely and
appropriate notice of the pendency of such claim. Defense costs shall be paid by the
Party providing such defense. In the event that any person not a party to the IGA should
obtain a final money judgment against the Town for the diminution in value of any
regulated parcel resulting from regulations in the IGA or regulations adopted by the Town
implementing the IGA, the County shall, to the extent permitted by law, indemnify the
Town for the amount of said judgment.

16.0

GOVERNING LAW AND VENUE
This IGA shall be governed by the laws of the State of Colorado and venue shall lie in the
appropriate court(s) for Boulder County, Colorado.

17.0

TERM AND TERMINATION

17.1

This IGA shall remain in effect for a period of ten (10) years from the effective date, unless
otherwise terminated earlier by mutual agreement of the Parties. With the execution of
this IGA, the Town agrees that it has waived its right to opt out of the SuperlGA, as that
right is set forth in the SuperlGA.

18.0

PARTY REPRESENTATIVES
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Referrals made under the terms of this IGA shall be sent to the Parties' representatives as
follows:
County of Boulder
Director, Land Use Department
P.O. Box 471
Boulder, Colorado 80306
Town of Lyons
Town Administrator
P.O. Box 49
432 Fifth Avenue
Lyons, Colorado 80540
Name and address changes for representatives shall be made in writing and mailed to the
other representatives at the then current address.

19.0

COUNTERPART.
This IGA may be executed in any number of counterparts which together shall constitute
the agreement of the Parties.

20.0

EFFECTIVE DATE.
The effective date of this IGA shall be the date on which both Parties have approved and
executed the IGA by signing where indicated below.

TOWN OF LVONS:
Date:

----- JE T/�
ATT S

/lp1 /

J &;

, 2012

f'1_�

\,/�
Townc1erk"-=
COUNTY OF BOULDER:
BOARD OF COUNTY COMMISSIONERS
By: ____________

Date: __________, 2012

Chair
ATTEST:

APPROVED AS TO FORM:
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TOWN OF LVONS, COLORADO
RESOLUTION 2012-21
A RESOLUTION APPROVING THE INTERGOVERNMENTAL AGREEMENT ("IGA") BY AND
BETWEEN THE TOWN OF LYONS, A COLORADO STATUTORY MUNICIPAL
CORPORATION ("LVONS" OR THE "TOWN"), AND THE COUNTY OF BOULDER, A BODY
POLITIC AND CORPORATE OF THE STATE OF COLORADO ("BOULDER COUNTY" OR
THE "COUNTY") (COLLECTIVELY, THE "PARTIES") RECITALS
WHEREAS, the Parties are authorized by§ 29-20-101 et seq., C.R.S. as amended, to enter into
intergovernmental agreements to plan for and regulate land uses in order to minimize the
negative impacts on the surrounding areas and to protect the environment, and specifically to
cooperate and contract with each other for the purposes of planning and regulating the
development of land by means of a "comprehensive development plan;" and
WHEREAS,§ 29-1-201, et seq., C.R.S., as amended, authorizes the Parties to cooperate and
contract with one another with respect to functions lawfully authorized to each of the Parties and
the people of the State of Colorado have encouraged such cooperation and contracting through
the adoption of Colorado Constitution, Article XIV, § 18(2); and
WHEREAS, the functions described in this IGA are lawfully authorized to each of the Parties
which perform such functions hereunder, as provided in Article 20 of Title 29; Part 1 of Article 28
of Title 30; Part 1 of Article 12 of Title 31; and Parts 2 and 3 of Article 23 of Title 31, C.R.S., as
amended; and
WHEREAS, in December 2002, the Parties entered into a Comprehensive Development Plan
Intergovernmental Agreement (the "Original IGA") tor a period of ten years, which was amended
to add certain additional properties to the LPA in 2005 and again in 2011; and
WHEREAS, the term of the Original IGA as amended ends in December 2012, and the Parties
believe it is in the best interests of the citizens of the Town and the County to enter into new
Intergovernmental Agreements with the goal of continuing the spirit of collaboration that was
established by the Original IGA and demonstrated through the Parties' course of dealing
throughout the term of the Original IGA; and
WHEREAS, the Parties have contemporaneously with this IGA entered into the Lyons Planning
Area Comprehensive Development Plan Intergovernmental Agreement ("Lyons Planning Area
IGA"), a complementary IGA that addresses development and preservation issues for all areas
surrounding the Town not addressed by this IGA. This IGA and the Lyons Planning Area IGA
together represent a shared vision of appropriate development for the areas covered by the
IGAs for their respective durations; and.
WHEREAS, the Parties believe that, in order to preserve Lyons' unique and individual character
through the orderly development of land and to preserve the rural quality of other lands in the
area, it is in the best interest of the residents of both communities to enter into an IGA that
delineates the areas of the CEMEX Property that are appropriate for certain kinds of
development and the areas of the CEMEX property that the Parties desire to preserve in a rural
state; and

WHEREAS, the disturbed area of the CEMEX property where the current cement plan is
located is important to the Town both as a current employment center and in the future as a
redevelopment area focusing on such as green technology uses and low impact development;
and
WHEREAS, the Parties have each held hearings after proper public notice for the consideration
of entering into this IGA and the adoption of a comprehensive development plan for the subject
lands as shown on the map attached as Exhibit A; and
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF TRUSTEES OF THE TOWN OF
LVONS, THAT:
The attached "Lyons Cemex Area Comprehensive Development Plan Intergovernmental
Agreement" by and between Boulder County, Colorado and the Town of Lyons, Colorado, is
hereby approved by the Board of Trustees.
ADOPTED THIS 16th DAY OF APRIL, 2012.

TOWN OF LVONS, COLORADO

--.......

LVONS CEMEX AREA
COMPREHENSIVE DEVELOPMENT PLAN
INTERGOVERNMENTAL AGREEMENT
This Intergovernmental Agreement ("IGA") by and between the Town of Lyons, a Colorado
statutory municipal corporation ("Lyons" or the "Town"), and the County of Boulder, a body politic
and corporate of the State of Colorado ("Boulder County" or the "County'') (collectively, the
"Parties") is made to be effective on the Effective Date as defined on the signature page of this
IGA.
RECITALS
WHEREAS, the Parties are authorized by§ 29-20-101 et seq., C.R.S. as amended, to enter into
intergovernmental agreements to plan for and regulate land uses in order to minimize the
negative impacts on the surrounding areas and to P.rotect the environment, and specifically to
cooperate and contract with each other for the purposes of planning and regulating the
development of land by means of a "comprehensive development plan;" and
WHEREAS,§ 29-1-201, et seq., C.R.S., as amended, authorizes the Parties to cooperate and
contract with one another with respect to functions lawfully authorized to each of the Parties and
the people of the State of Colorado have encouraged such cooperation and contracting through
the adoption of Colorado Constitution, Article XIV, § 18(2); and
WHEREAS, the functions described in this IGA are lawfully authorized to each of the Parties
which perform such functions hereunder, as provided in Article 20 of Title 29; Part 1 of Article 28
of Title 30; Part 1 of Article 12 of Title 31; and Parts 2 and 3 of Article 23 of Title 31, C.R.S., as
amended; and
WHEREAS, in December 2002, the Parties entered into a Comprehensive Development Plan
Intergovernmental Agreement (the "Original IGA") for a period of ten years, which was amended
to add certain additional properties to the LPA in 2005 and again in 2011; and
WHEREAS, the term of the Original IGA as amended ends in December 2012, and the Parties
believe it is in the best interests of the citizens of the Town and the County to enter into new
Intergovernmental Agreements with the goal of continuing the spirit of collaboration that was
established by the Original IGA and demonstrated through the Parties' course of dealing
throughout the term of the Original IGA; and
WHEREAS, the Parties have contemporaneously with this IGA entered into the Lyons Planning
Area Comprehensive Development Plan Intergovernmental Agreement ("Lyons Planning Area
IGA"), a complementary IGA that addresses development and preservation issues for all areas
surrounding the Town not addressed by this IGA. This IGA and the Lyons Planning Area IGA
together represent a shared vision of appropriate development for the areas covered by the IGAs
for their respective durations; and.
WHEREAS, the Parties believe that, in order to preserve Lyons' unique and individual character
through the orderly development of land and to preserve the rural quality of other lands in the
area, it is in the best interest of the residents of both communities to enter into an IGA that
delineates the areas of the CEMEX Property that are appropriate for certain kinds of development
and the areas of the CEMEX property that the Parties desire to preserve in a rural state; and

WHEREAS, the disturbed area of the CEMEX property where the current cement plan is located
is important to the Town both as a current employment center and in the future as a
redevelopment area focusing on such as green technology uses and low impact development;
and
WHEREAS, the Parties have each held hearings after proper public notice for the consideration
of entering into this IGA and the adoption of a comprehensive development plan for the subject
lands as shown on the map attached as Exhibit A; and
NOW THEREFORE, in consideration of the above and the mutual covenants and commitments
made herein, the Parties agree as follows:
1.0

LVONS CEMEX AREA COMPREHENSIVE DEVELOPMENT PLAN (CEMEX AREA IGA
PLAN).

1.1

CEMEX Area IGA Plan Defined. This IGA, including the Map attached hereto as Exhibit
A, is hereby adopted by the Parties as the Lyons CEMEX Area Comprehensive
Development Plan, and shall be known herein as the CEMEX Area IGA Plan. The
CEMEX Area IGA Plan shall govern and control the CEMEX Area. This IGA
complements the Lyons Planning Area Comprehensive Development Plan IGA, but is
independent from and not a part of it or any other Comprehensive Development Area
IGAs between the Parties, except the Boulder County Countywide Coordinated
Comprehensive Development Plan Intergovernmental Agreement ("Super IGA").

1.2

CEMEX Area IGA Map. The Map identifies, designates and defines the land to be known
as the "CEMEX Area," which consists of the CEMEX Primary Planning Area (the "CEMEX
PPA"), the CEMEX Municipal Facility Area (the "CEMEX Municipal Facility Area"), the
CEMEX Lyons Interest Area/Rural Preservation Area (the "CEMEX LIA/RPA"), and the
CEMEX LIA/RPA GI Property.
1.2.1

The CEMEX PPA is the land that is planned for the next phase of expansion of the
Town limits and which the Parties recognize is appropriate and intended for urban
development.

1.2.2

The CEMEX Municipal Facility Area represents areas which Lyons may annex in
order to develop municipal services facilities such as water and sewer plants and
solar/electric facilities.

1.2.3

The CEMEX LIA/RPA represents areas that are expected to remain rural for the
duration of this IGA.

1.2.4

The CEMEX LIA/RPA GI Property is the portion of the Lyons Interest Area/Rural
Preservation Area that (a) currently has a County general industrial zoning
designation; and (b) is the subject of negotiations toward a future land use plan, as
addressed in Section 2.4 of this IGA.

2.0

ANNEXATION AND DEVELOPMENT OF PROPERTY.

2.1.

CEMEX PPA. The Town may annex into its corporate boundaries any and all property
located within the CEMEX PPA in accordance with state and local laws governing
annexation. By executing this IGA, the County finds and declares that a community of
interest exists between the Town and all property located within the CEMEX PPA. The
County will cooperate with Town efforts to annex land in the CEMEX PPA. The County
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will also cooperate and consult with Town and lend its expertise, if requested, on potential
development proposals for the CEMEX PPA. The Town and the County recognize the
importance of remediation of the CEMEX PPA property and will work together to
encourage CEMEX and state regulators to ensure remediation efforts are complete.
2.2

CEMEX Municipal Facilities Area. The Town may annex into its corporate boundaries any
and all property located within the CEMEX Municipal Facility Area in accordance with
state and local laws governing annexation for the sole purpose of allowing the Town to
develop municipal services of the following specific kinds: water or wastewater facility;
renewable energy or electric distribution facility; emergency alert system; recycling
collection facility; municipal service facility, if developed in conjunction with a water or
wastewater facility; and such other municipal facilities as may be mutually agreed upon
by the Parties. If the Town opts to develop water treatment or sewer facilities in the
CEMEX Municipal Facility Area while the property is still in unincorporated Boulder
County, the County agrees that this IGA shall serve in lieu of review, as to any wastewater
treatment infrastructure projects, of any permit applications that would otherwise be
required under Section 8 of the Boulder County Land Use Code concerning Areas and
Activities of State Interest ("1041 Regulations").

2.3 CEMEX LIA/RPA. The Town and the County acknowledge and agree that the property within
the CEMEX LIA/RPA is intended to remain in the County's regulatory jurisdiction and shall
not be annexed or developed by the Town during the duration of this IGA unless mutually
agreed upon by both parties.
2.4

CEMEX LIA/RPA GI. The Parties further agree that within ten (10) years after execution of
this IGA they will engage in good faith negotiations toward the adoption of a land use plan
for the CEMEX LIA/RPA GI Property, taking into consideration input from the property
owner (currently CEMEX), and to make such amendments to this IGA as are necessary to
implement the land use plan if adopted..

2.5

Annexation of County ROW.

3.0

OPEN SPACE AND RURAL PRESERVATION

3.1

Open space acquisitions within the CEMEX Area. The County agrees that for the term of
this IGA it will not purchase or otherwise acquire any land within the CEMEX PPA or the
CEMEX Municipal Facilities Area for open space purposes, including conservation
easements. The Town agrees that land within the CEMEX Rural Preservation Area may
be acquired by the County for open space purposes, including conservation easements.

3.2

Zoning and subdivision of land in the CEMEX LIA/RPA. The zoning classification of land
within CEMEX LIA/RPA should remain agricultural and subdivision should be
restricted to that which exists under the County's Land Use Code, including the
creation of lots of a minimum of thirty-five (35) acres, a Non-Urban Planned Unit
Development which may contain up to two units per 35 acres if approved and
clustered so that at least 75% of the land is protected by a conservation easement, or
other cluster development permissible under the County's Land Use Code where
gross density would not exceed one unit per 35 acres.

The Town agrees that if it annexes any part of a County road it will annex the entirety of
that road.
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4.0

REFERRALS

4.1

Lyons Referrals to Boulder County. The Town shall promptly refer in writing to the County
any application for annexation in the CEMEX Area.

4.2

Boulder County Referrals to Lyons. The County agrees that the Town shall be a formal
referral agency for any application to the County for zoning, rezoning, subdivision, PUD,
replat, special use, limited impact special use, vacation, transfer of development rights,
conservation easement or development (including site plan reviews) for any lot, tract,
easement, right-of-way or parcel within the CEMEX Area as well as any proposed map
amendment to the Boulder County Comprehensive Plan affecting any lot, tract, or parcel
within the CEMEX Area.

5.0

AMENDMENTS

5.1

Entire Agreement. With the exception of the Super IGA, this IGA contains the entire
agreement between the Parties as to the CEMEX Area, and supersedes and replaces any
other or prior IGAs as to the same geographic area.

5.2

Changes to IGA. Amendment of this IGA shall take place only upon approval by
resolution or ordinance adopted by the governing body of both of the Parties, after notice
and hearing as may be required by law.

5.3

Timely Decisions on Amendments to IGA. The Parties agree and acknowledge that time
is of the essence when either Party seeks an amendment to this IGA. The Parties further
agree and acknowledge that the length of time necessary to process and act upon any
proposed amendment may vary depending on the complexity of the particular request and
on other factors and other responsibilities facing the Parties at any given time.
Nevertheless, the Parties each agree to give high priority to any proposal by the other
Party to amend this IGA and to act on any such proposal without delay. In addition, the
Parties agree that within thirty (30) days after receipt by one Party of an amendment
proposed by the other Party, the Parties will agree on and establish a firm schedule for
processing and taking final action upon the amendment proposal.

6.0

NON-SEVERABILITV.
If any portion of this IGA is held by a court of competent jurisdiction in a final, non
appealable decision to be per se invalid or unenforceable as to any Party, the entire IGA
shall be terminated, it being the understanding and intent of the Parties that every portion
of the IGA is essential to and not severable from the remainder.

7.0

BENEFICIARIES.
The Parties, in their corporate and representative governmental capacities, are the only
entities intended to be the beneficiaries of the IGA, and no other person or entity is so
intended.

8.0

ENFORCEMENT.
Either or both of the Parties may enforce this IGA by any legal or equitable means
including specific performance, declaratory relief, and injunctive relief. No other person or
entity shall have any right to enforce the provisions of this IGA. The Parties agree to
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discuss and attempt to resolve any dispute in the interpretation or application of this IGA,
but if they are unable to do so, either Party may request that the matter be presented to a
mediator selected and paid for jointly by the Parties.
9.0

DEFENSE OF CLAIMS/INDEMNIFICATION
If, notwithstanding the provisions of Sections 7.0 and 8.0 of this IGA, any person allegedly
aggrieved by a provision of this IGA who is not a party to the IGA asserts or attempts to
assert any claim against any Party concerning such IGA provision, the County shall, and
the Town may, defend such claim upon receiving timely and appropriate notice of the
pendency of such claim. Defense costs shall be paid by the Party providing such
defense. In the event that any person not a party to the IGA should obtain a final money
judgment against the Town for the diminution in value of any regulated parcel resulting
from regulations in the IGA or regulations adopted by the Town implementing the IGA, the
County shall, to the extent permitted by law, indemnify the Town for the amount of said
judgment.

10.0

GOVERNING LAW AND VENUE
This IGA shall be governed by the laws of the State of Colorado and venue shall lie in the
appropriate court(s) for Boulder County, Colorado.

11.0

TERM AND TERMINATION
This IGA shall remain in effect through December 31, 2034, unless otherwise terminated
earlier by mutual agreement of the Parties.

12.0

PARTY REPRESENTATIVES
Referrals made under the terms of this IGA shall be sent to the Parties' representatives as
follows:
County of Boulder
Director, Land Use Department
P.O. Box 471
Boulder, Colorado 80306
Town of Lyons
Town Administrator
P.O. Box 49
432 Fifth Avenue
Lyons, Colorado 80540
Name and address changes for representatives shall be made in writing and mailed to the
other representatives at the then current address.

13.0

COUNTERPART.
This IGA may be executed in any number of counterparts which together shall constitute
the agreement of the Parties.
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14.0

EFFECTIVE DATE.
The effective date of this IGA shall be the date on which both Parties have approved and
executed the IGA by signing where indicated below.

TOWN OF LYONS:

Date:�/

APPROV

�

/l,

AS TO FORM:

I

2012

d.r. , / _ /

� ;&l;j{ ..::st,/tl,]JUUUQ

Town Atitorney
COUNTY OF BOULDER:
BOARD OF COUNTY COMMISSIONERS
By: ____________
Chair

Date: _________ , 2012

ATTEST:

APPROVED AS TO FORM:

Clerk to Board

County Attorney
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14.0

EFFECTIVE DATE.
The effective date of this IGA shall be the date on which both Parties have approved and
executed the IGA by signing where indicated below.

---------

TOWN OF LVONS:
Board of

ee
,

By:JS,,-"9-:'r-......____________
Mayo or Mayor Pro Tem

:_��71=
Town Clerk

Date:

/}p-tJ //e

I

2012

Town Attorney

COUNTY OF BOULDER:

BOARD OF COUNTY COMMISSIONERS
By:------------

Date:_________ , 2012

Chair
ATTEST:

APPROVED AS TO FORM:

Clerk to Board

County Attorney
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TOWN OF LVONS, COLORADO
RESOLUTION 2012-22
A RESOLUTION OF THE BOARD OF TRUSTEES OF THE TOWN OF LYONS
APPROVING THE PROPOSED ACQUISITION BY BOULDER COUNTY OF CERTAIN PROPERTY
WITHIN THE LYONS PLANNING AREA FOR OPEN SPACE AND/OR CONSERVATION PURPOSES
IN ACCORDANCE WITH SECTION 5.1 OF THE LYONS PLANNING AREA COMPREHENSIVE
DEVELOPMENT PLAN INTERGOVERNMENTAL AGREEMENT
WHEREAS, C.R.S. §29-20-101, et seq. authorizes the Town of Lyons to enter into
intergovernmental agreements to plan for and regulate land uses and to cooperate with other
governmental entities for the purposes of planning and regulating the development of land; and
WHEREAS, By Resolution 2012-20, the Town's Board of Trustees approved the Lyons
Planning Area Comprehensive Development Plan Intergovernmental Agreement with Boulder
County (the IGA); and
WHEREAS, pursuant to Section 5.1 of the IGA, Boulder County agreed that during the term
of the IGA the County would not purchase or otherwise acquire any land within the Lyons Planning
Area for open space purposes, including conservation easements and transfers of density rights,
without the approval of the Town of Lyons; and
WHEREAS, the owners of the property known as 5169 Ute Highway, Longmont, Colorado
80503, John Martin and Kayann Short, have expressed a desire to sell the property and/or impose
conservation easements or other development restrictions on the property, and have requested the
Town's approval for the proposed sale; and
WHEREAS, the Town's Board of Trustees has reviewed the request and considered all
relevant facts and circumstances, including the preliminary nature of the request for approval, and
has determined that the property is appropriate for restrictions on future development, up to and
including dedication as open space.
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF TRUSTEES OF THE TOWN OF
LYONS, THAT:
Section 1. In accordance with Section 5.1 of the Lyons Planning Area Comprehensive
Development Plan Intergovernmental Agreement, the Board of Trustees hereby gives its approval to the
acquisition by Boulder County for open space purposes, including but not limited to the imposition of one
or more conservation easements, of the property known as Stonebridge Farm, 5169 Ute Highway,
Longmont, Colorado 80503, and more particularly known as Parcel #120321000011.
Section 2.
The approval granted by this Resolution shall be effective for the term of the
Lyons Planning Area Comprehensive Development Plan Intergovernmental Agreement and shall
terminate by operation of law upon the expiration of said IGA, unless terminated earlier by the Board of
Trustees. Any earlier termination by the Board of Trustees shall be by resolution and may be made only
upon a finding, made in the sole and exclusive discretion of the Board, that a material change in
circumstances has occurred that renders the property unsuitable for conservation and/or open space
restrictions.
ADOPTED this 16th day of April 2012.

Referrals made under the terms of this IGA shall be sent to the Parties' representatives as
follows:
County of Boulder
Director, Land Use Department
P.O. Box 471
Boulder, Colorado 80306
Town of Lyons
Town Administrator
P.O. Box 49
432 Fifth Avenue
Lyons, Colorado 80540
Name and address changes for representatives shall be made in writing and mailed to the
other representatives at the then current address.
19.0

COUNTERPART.
This IGA may be executed in any number of counterparts which together shall constitute
the agreement of the Parties.

20.0

EFFECTIVE DATE.
The effective date of this IGA shall be the date on which both Parties have approved and
executed the IGA by signing where indicated below.

TOWN OF LVONS:

, 2012

Town Cl��

Town AttorMY

COUNTY OF BOULDER:
BOARD OF COUNTY COMMISSIONERS
By: ____________
Chair

Date:__________, 2012

ATTEST:

APPROVED AS TO FORM:

10

Clerk to Board

County Attorney
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Attachment ‐ Public Comment
To: Dale Case and The Boulder County Commissioners
Re: IGA and Lyons land use plan
From: Lois Hickman
5125 Ute Highway
Longmont Colorado 80603
loisehickman@gmail.com
March 11, 2012
I am writing regarding Lyons’ plan to extend its borders to include properties along the “eastern
corridor”, which extends down Ute Highway (highway 66) and beyond my property.
I am adding my voice to that of John Martin and Kayann Short of Stonebridge Farm which borders my
property on the east. We and several others combined our resources several years ago to save
Stonebridge Farm as well as my little farm (JenLo Farm) from being destroyed by the encroaching
cement industry. We have worked hard to maintain the organic, earth‐connected and community based
character of both our properties.
I feel strongly that this adjoining acre of land should be maintained as agricultural. It is important that it
be preserved for many reasons. It has been an organic farm for many years, is an example of the value
of permaculture, and is also an example of the importance of community. I am not willing to sacrifice it
to Lyons’ growth plans. I want to ensure that its rural, environmentally conscious status is preserved for
many generations to come.
Kayann and John have shared the letter they have received from Dale Case, and am encouraged by his
comments.
In your deliberations with the town of Lyons, exclude 5125 Ute Highway from the eastern corridor plan.
Respectfully,
Lois Hickman
Phone: 303‐823‐6353
Cell: 720‐278‐4763
‐‐‐‐‐‐ Forwarded Message
From: Kayann Short <kshort@greenspeedisp.net>
Date: Thu, 19 Jan 2012 14:50:42 ‐0700
To: <dcase@bouldercounty.org>, john Martin <jmartin@greenspeedisp.net>
Conversation: Lyons Planning Area
Subject: Lyons Planning Area
Dear Dale Case,
As owners of Stonebridge Farm, a small farm and oldest CSA in Boulder County, we would like to share

BOCC Hearing
IGA-12-0001 & IGA-12-0002
with you a letter we recently sent to the Lyons Town Board regarding proposed regulation of the Lyons
Planning Area as part of the Intergovernmental Agreement between Lyons and Boulder County.
It is our understanding that the boundaries of this area are not yet determined but that our property is
being considered for inclusion in the Secondary Planning Area and that regulations concerning
agricultural land in the Lyons Planning Area are currently being created through the IGA. Our main
concern is to keep our farmland in agricultural zoning in perpetuity through options such as creating a
conservancy or selling to county open space for organic agricultural production.
Although we plan to farm this land for many years to come and we don’t yet know what action we might
take to conserve our land, we are concerned that regulations created today will narrow the options we
have in the future. We are sharing our letter with you so that the Boulder County Land Use Department
knows our intention to preserve this land’s agricultural mission and helps us take steps toward that end.
We would be happy to discuss this issue with you at any time.
Thank you,
Kayann Short and John Martin
5169 Ute Hwy
Longmont, CO 80503
303‐823‐0975
Dear Lyons Town Board and Mayor Van Domelen,
Stonebridge Farm is a 100‐year‐old organic farm located at 5169 Ute Hwy, a mile east of Lyons, CO. This
year we celebrated our 20th season as a community‐supported agricultural farm. The majority of our
members live in Lyons and support the farm in many ways. Stonebridge’s mission is three‐fold: growing
fresh, organic vegetables; sustaining a cooperative, farm‐centered community; and preserving local
agriculture.
Stonebridge is a unique ten‐acre property at the confluence of three irrigation ditches. Our riparian and
agricultural ecosystems are a valuable asset to the community. We are committed to maintaining
Stonebridge as agricultural land and will take steps in the coming years to guarantee that it will be
preserved as farmland. We do not intend to seek annexation into Lyons.
Stonebridge is in the secondary planning area of the Lyons planning area. According to the proposed
intergovernmental agreement with Boulder County, any Open Space purchase or conservation
easement must be approved by the Lyons Town Board. We would like to ask that Stonebridge be
exempt from that regulation so that we will be free to take whatever steps are necessary to preserve
Stonebridge’s agricultural heritage. We are concerned that future Town Boards may view Stonebridge as
prime real estate for light industrial or commercial development and may prevent our ability to maintain
Stonebridge’s agricultural character.
We would also ask that the Town Board keep the beauty and utility of Stonebridge in mind in future
decisions and help preserve its agricultural mission. If the Town Board can create or facilitate policies
that help us secure Stonebridge Farm’s agricultural future, please communicate these ideas with us. We
hope to work together with the town of Lyons to continue our three‐fold mission in this wonderful
community.
Sincerely,
Kayann Short and John Martin

BOCC Hearing
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Begin forwarded message:
From: "Haverfield, Carrie" <chaverfield@bouldercounty.org>
Date: May 2, 2012 11:05:59 AM MDT
To: "Krezek, Michelle" <mkrezek@bouldercounty.org>, "Gardner, Deb" <dgardner@bouldercounty.org>,
"Domenico, Cindy" <cdomenico@bouldercounty.org>, "Toor, Will" <wtoor@bouldercounty.org>
Subject: FW: Lyons east end
From: Robert Jones [mailto:lyonstv@gmail.com]
Sent: Wednesday, May 02, 2012 11:00 AM
To: juliev@townoflyons.com; kudovich@townoflyons.com; sbanta@townoflyons.com;
ljohnson@townoflyons.com; kjacobson@townoflyons.com
Cc: wmap@igc.org; Boulder County Board of Commissioners
Subject: Lyons east end
Dear BOT,
As a resident and business owner in Lyons I would like to inform the BOT that Roger Flynn has my
support regarding development of the east end. I believe his knowledge and proposals are excellent.
Retail in that area should represent Lyons (a small western town) as opposed to Anywhere, USA.
Dressing up McDonalds does not do that. Plus there is the major litter problem and impersonal service
with chain stores. (see Grand Lake over Estes Park).
Along with retail I would like to see good paying opportunities for local residents. Grace Brothers is a
good and positive example. These light industries and high tech provide jobs and also employees that
will spend money in Lyons.
I’m still having trouble understanding how electric, water, sewage, maintenance, town staff and police
protection will be provided to this area without costing residents a large tax increase.
Without Roger’s concepts I would rather see Boulder County continue to manage this area.
Best regards,
Rob Jones‐‐
Lyons Communications, LLC
PO Box 1403
Lyons, CO 80540
720‐210‐3210
Please forward this to new Trustees that are not listed on Town website.

LYONS PRIMARY PLANNING AREA MASTER PLAN

This Lyons Primary Planning Area (LPPA) Master Plan document will serve as a 3-Mile Plan and Amendment to the 2010 Lyons
Comprehensive Plan, the community’s plan adopted by the Planning and Community Development Commission on March 22,
2010 and ratified by the Board of Trustees on April 5, 2010.
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Section i:

Glossary of Terms
Within the context of this Lyons Primary Planning Area (LPPA) Master Plan document, there are several terms used to describe key elements or
features of the Plan. For the purposes of this planning process, these terms are defined as follows.
Affordable Housing: According to the Boulder Housing Partners Boulder Affordable Rental (BAR) Program, affordable housing would serve those
households whose income represents 30% to 60% of Boulder's Area Median Income (AMI). General practice states that a household can afford
monthly housing costs (rent/mortgage payment) that are 30% or less of that household’s gross monthly income. For example, a family of 4 with
a gross monthly income of $4,500 a month ($54,000 annual income) can afford a monthly rent or mortgage payment of $1,350/month or less
Attainable Housing: Attainable housing would serve those households whose income represents 60% to 120% of Boulder's Area Median Income
(AMI). This is sometimes referred to as workforce housing.
Gateway: Design element that signifies the entryway into a district or planning area. Gateways are used to set a consistent level of design
standard that can be implemented throughout the district.
Property Utilization: A measure of the economic value and relative “ripeness” for redevelopment of a property. The factor is calculated as the
total land value’s share of total value.
Lifestyle Segments (Psychographics): Psychographics is a term used to describe the characteristics of people and neighborhoods which, instead
of being purely demographic, speak more to attitudes, interests, opinions and lifestyles. Tapestry (ESRI, Inc.) is a leading system for
characterizing neighborhoods into one of 67 distinct market segments. Commercial retail developers are interested in understanding a
community’s psychographic profile, as this is an indication of its resident’s propensity to spend across select retail categories. Residential
developers are also interested in understanding this profile as it tends to suggest preferences for certain housing product types.
Trade Area: A Trade Area is intended to represent that area from which uses will capture a share of market demand. Factors that influence the
shape of a trade area include: physical and psychological barriers; presence of activity generators; travel patterns and thoroughfares;
competition; neighborhood and employment concentrations; and others.
Urban Renewal: State-authorized program for municipalities designed to facilitate the removal of blighting conditions and advancement of
stated community goals related to development and redevelopment. In December 2015, the Lyons Board of Trustees adopted the Lyons Area
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Urban Renewal Plan, which established the Lyons Urban Renewal Area. Properties within the LPPA are not currently within the Town
boundaries, and as such, are not included in the Urban Renewal Area.
“Parks and Open Space Vote”: refers to Section 16-15-70 of the Lyons Municipal Code related to converting Parks and Open Space (POS) or
Conservation Easements on Town-owned property to another land use type. Such a zoning modification shall not “be effective unless and until
the ordinance is referred to the registered electors of the Town . . . and such ordinance is approved by a majority of the registered electors
voting thereon.” Only parcels smaller than 0.5 acre in size are exempt from this requirement.
“5-Acre Vote”: refers to Section 15-1-340 of the Lyons Municipal Code related to annexations to be approved by voters. The code reads:
(a) No ordinance annexing property into the Town shall be effective unless and until the ordinance is referred to the registered
electors of the Town at a regular or special election and such ordinance is approved by a majority of the registered
electors voting thereon.
(b) The following annexations shall be exempt from this Section:
(1) Any annexation of property owned by the Town.
(2) Any annexation of property smaller than five (5) acres in size; provided that simultaneous or serial annexations of two (2) or more
properties that together comprise a parcel of five (5) or more acres in size shall not be exempt from this Section.
(c) The applicant for an annexation that is subject to an election pursuant to this Section shall pay the reasonable costs and ex penses
incurred by the Town in the calling, preparation and conduct of the election. At the time of submission of a petition for an annexation
that is subject to an election in accordance with this Section, the applicant shall deliver to the Town an adequate monetary deposit, in
an amount determined by the Town Clerk, to secure the applicant's full payment of the Town's costs and expenses associated with the
election. Where the ballot includes other ballot issues or questions, the applicant for annexation shall pay a share of the e lection costs
proportionate to the number of ballot issues or questions. In the event that funds deposited by the applicant exceed the Town's actual
costs and expenses of the election, the Town shall promptly refund any remaining deposited funds to the applicant following a final
accounting by the Town Clerk of the costs and expenses of the election.
(d) All elections held pursuant to this Section shall be conducted in accordance with the applicable statutory provisions governi ng the
Board of Trustees' submission of referred municipal ordinances to the registered electors of the Town. The date of any election
required by this Section shall be subject to the discretion of the Board of Trustees.
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Section ii:

Significant Findings of the LPPA Planning Process
Introduction
The Lyons 2010 Comprehensive Plan recognized and affirmed the necessity to grow and diversify the Town’s economy through expansion of its
municipal boundaries. The community’s Economic Development Commission has also suggested that expansion will be essential, even though
land for development is becoming increasingly scarce and properties previously targeted for future development have either been purchased by
Boulder County for open space or designated as “no development areas”.
While most parcels within the Town are largely developed, the future health of its fiscal balance sheet will be heavily influenced by the type,
timing, scale and quality of development that occurs in the Lyons Primary Planning Area ("LPPA" or “Planning Area”). The LPPA consists of three
Subareas: the Eastern Corridor, South St. Vrain and Apple Valley. To this end, it will be imperative that the Town continually monitor impacts
associated with growth. In addition, it will be important to maintain high standards for development within a proactive, yet protective,
investment climate. Finally, it will be critical for new and established areas of the community to be connected through an improved network of
roads, adequate accommodations for pedestrians and bicycles, and a regional trail and local loop. Any past perceptions of Lyons as an
underserved urban enclave within Boulder County will need to be dispelled through a multi-faceted overhaul of its infrastructure, image and
messaging to interested investors.
The Town understands that advancing these intentions will require not only a unified vision, but supportive leaders, policies and regulations. It
will also require an investment “story” vetted by professionals familiar with local and regional market conditions and the economic challenges
inherent in development in environments with aging and incomplete infrastructure.
What follows are key findings discovered during the planning process that will influence Lyons’ efforts in this regard.
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Key Findings
1. The existing agreement (IGA) with Boulder County limits how much and where development can be accommodated within all three
subareas.
2. Physical conditions limiting total developable and unconstrained areas include: limited access, lack of water and sewer, presence of
irrigation laterals (ditches), floodways and floodplains.
3. Ownership, easements and other regulations limit development within individual properties, primarily defined in adopted Boulder County
documents and interagency agreements.
4. The average size of parcels and their configuration limit the net developable area within parcels and the potential for sizable developments,
much less a unified development program within the LPPA.
5. Viable parcels for commercial retail development (as determined by their access, visibility, and market depth) are limited to those within the
Eastern Corridor.
6. There is ample market support (over the near- and mid-term) for the following land uses: retail space that is destination, entertainment and
visitor oriented; a range of affordable housing product types, as well as market-rate and estate units; and, employment space requiring
warehousing and outdoor storage facilities, which could support art and other entrepreneurial pursuits.
7. The financial feasibility of new development and redevelopment will be affected by the limiting factors discussed herein, as well as by
economic conditions which set sale and lease rates (land prices, interest rates, absorption activity).
8. The Town of Lyons has a shortage of affordable, workforce housing. In the flood of 2013, Lyons lost an abundance of housing for low-tomoderate income households. Furthermore, the acquisition of approximately 10 acres of deed-restricted property purchased through the
federal 404 buy-out program has further reduced the amount of developable land that is available for replacement housing.
9. Existing Town policies, practices and agreements limit the number of developable parcels (e.g., South St. Vrain) including requirements
associated with annexations and zoning modifications to Parks and Open Space (POS) District and conservation easement-protected land.
10. Few undeveloped parcels remain within the Town boundaries. The majority of these parcels are zoned for single family detached marketrate units.
11. Build-out of undeveloped parcels within the Town boundaries, as currently zoned, will result in a budgetary deficit. Nonresidential

development in the Eastern Corridor could help to offset this deficit.
12. Outside of flood recovery funding, there are limited monetary sources available to the Town for property acquisitions.
13. Nonresidential development in the Eastern Corridor Subarea could potentially result in a budgetary surplus for the Town.
14. Residential development in the South St. Vrain and Apple Valley Subareas could potentially result in a budgetary deficit for the Town.
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Section 1:

Introduction
During the first quarter of 2016, Ricker|Cunningham (RC), Real Estate
Economists and Community Strategists, together with the Land and
Transportation Planning Division of Kimley-Horn (collectively the
“Consultant Team”), were retained by the Town of Lyons (the “Town”) to
assist with preparation of the 2016 Lyons Primary Planning Area (LPPA)
Master Plan (the “Master Plan”). The LPPA is comprised of numerous
parcels located adjacent to the Town of Lyons’ (the Town) boundaries in
Boulder County (the “County”). Originally established through an
Intergovernmental Agreement (the “IGA”) between the Town and County
in 2002 (and subsequently amended in 2012) the current boundary and
distinct Subareas of the LPPA are reflected in Figure 1-1. The IGA serves as
a shared agreement between the two jurisdictions (Town and County)
about where development is appropriate and expected.

Intergovernmental Agreements (IGA)
An IGA is any agreement that involves, or is made, between two
or more governments in cooperation to solve problems of
mutual concern. Intergovernmental agreements can be made
between or among a broad range of governmental or quasigovernmental entities, such as two or more counties, two or
more municipalities, a municipality and a special Subarea, and
so forth. Governments use IGAs for cooperative planning,
development review, resource sharing, joint planning
commissions, building inspection services, and more.

The principal objective of this effort, preparation of the LPPA Master Plan, is to understand conditions that will influence investment, as well as
to identify and illustrate the type and location of desired improvements (public and private), within its boundaries. Establishing a vision for this
future growth area was identified as a key initiative in the Lyons Comprehensive Plan (the “Comprehensive Plan”), the community’s plan
adopted by the Planning and Community Development Commission (the Commission) on March 22, 2010, and ratified by the Board of Trustees
(the BOT) on April 5, 2010. It was also a directive of the 2012 amendment to the IGA, along with advancing key strategies which promote
development of affordable housing. See Appendices A and B for supporting references from both documents.
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Figure 1-1: Lyons Primary Planning Area
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Three-Mile Plan
In 1987, the state legislature made changes to annexation law limiting municipal annexations to no more than three miles beyond the current
municipal boundary in any given year. Further, municipalities in Colorado are required to prepare and adopt a three-mile plan prior to annexing
property into their territorial boundaries per C.R.S. 31-12-105 et. seq. The three-mile plan is a long-range plan that outlines where municipalities
intend to annex property and describes how they will ensure the adequate provision of services within the newly annexed territory and the
remainder of the existing municipality. In compliance with Colorado Revised Statutes Section 31-12-105(1)(e), this document, which is an
amendment to the Town of Lyons 2010 Comprehensive Plan, contains a general description of the proposed location, character, and extent of
the of streets, subways, bridges, waterways, waterfronts, parkways, playgrounds, squares, parks, aviation fields, other public ways, grounds,
open spaces, public utilities and terminals for water, light, sanitation, transportation and power to be provided by the Town, and the proposed
land uses for each applicable Subarea. As such, this LPPA Master Plan will serve as the Lyons Three-Mile Plan and amendment to the 2010
Comprehensive Plan. The Town of Lyons has historically used the 2010 Comprehensive Plan and the IGA with Boulder County as its planning
tools for properties within its extraterritorial area. While the IGA establishes the Lyons Planning Area boundaries, the Comprehensive Plan
included the “2010 Lyons Planning Area Map” which covers the same areas as the LPPA Master Plan. Note that this 2016 Lyons Primary Planning
Area Master Plan will not replace recommendations presented in the 2010 Comprehensive Plan, but rather advance and supplement them,
specifically related to recommendations regarding future investment in the LPPA.

Plan Purpose
The purpose of this LPPA master planning initiative was to establish a vision for growth and development in the Planning Area that is acceptable
to both parties to the IGA and their constituents. This Master Plan will articulate that vision and any supporting directives at a level of detail
sufficient to inform future land use and annexation requests and decisions. Its timing was largely based on growing development pressure
throughout Boulder County, along with local priorities associated with replacing housing units lost during the flood of 2013.

Whereas few specifics regarding feasible and desired uses within the LPPA are provided for in either the Comprehensive Plan or IGA with
Boulder County, members of the Planning and Community Development Commission (the Commission) and the Board of Trustees (the “BOT”)
recognized the need for a shared understanding of conditions that will influence future investment and a collective vision regarding the location
of desired improvements (public and private) within the LPPA boundaries. Because Colorado state law requires municipalities to have a plan
which documents the same in these “three-mile areas” prior to approving annexation and development requests, preparation of this master
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plan became a priority. As expressed in the Town’s request for planning services, preparation of this Master Plan will:


Serve to advance several goals related to land use and growth within the community and its larger planning area, identified in the 2010
Lyons Comprehensive Plan update;



Provide direction regarding an approach for replacing residential units lost or significantly damaged during the 2013 flood;



Offer strategies to grow the local economy, a key objective of the 2010 Comprehensive Plan; and



Inform future amendments to the existing IGA with Boulder County and 2010 Comprehensive Plan.

History of Agreements with Boulder County

What is a Master Plan?

2002

Lyons Planning Area Comprehensive Planning
Area Development Plan IGA

2005

Amendment to the Original IGA for the Lyons
Planning Area (LPA)

2011

Amendment to the Original IGA for the Lyons
Planning Area

2012

Lyons Planning Area Comprehensive
Development Plan IGA

2012

Lyons CEMEX Area Comprehensive Development
Plan IGA

A community master plan, sometimes referred to as a
land use plan, is a document intended to
communicate collective intentions within a defined
area regarding land uses, amenities, capital improvements and services. In the
context of this effort, its geographic focus includes those parcels located outside
the Lyons municipal boundaries with potential for future annexation. Audiences
for this information include appointed and elected public officials, Town staff,
developers, residents, business owners and others invested in the sound growth
of the community.

2012

Town of Lyons Resolution 2012 – 22, Approving
the Proposed Acquisition by Boulder County of
Certain Property within the Lyons Planning Area
for Open Space and / or Conservation Purposes in
Accordance with Section 5.1 of the Lyons
Planning Area Comprehensive Development Plan
IGA

Since community plans are deemed policy rather than regulating documents,
additional resources are required to protect and advance expressed goals and
objectives. These resources generally include multi-jurisdictional agreements,
such as the current IGA, as well as regulations and standards for development
frequently found in the municipal code.
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Compliance with State and Local Rules
This Lyons Primary Planning Area Master Plan has been prepared in accordance with relevant sections of the Colorado
Revised Statutes and local directives. See the following reference from the 2010 Comprehensive Plan explaining requirements
set out by both sources.

Legislative Basis for the Plan
Colorado Revised Statute (C.R.S.) 31-23-206 states, “it is the duty and responsibility of the planning commission to make and adopt a master
plan for the physical development of the municipality, including any areas outside its boundaries (three mile area), subject to the approval of
the governmental body having jurisdiction thereof, which in the commission’s judgment bears relation to the planning of such municipality.”
C.R.S. 31-23-207 further states, “the plan shall be made with the general purpose of guiding and accomplishing a coordinated, adjusted and
harmonious development of the municipality and its environs which will, in accordance with present and future needs best promote health,
safety, order, convenience, prosperity and general welfare.” Colorado law establishes that a comprehensive plan is an advisory document to
guide zoning and other land use decisions. The plan is implemented through the Town’s adopted land development regulations (C.R.S. 3123-206). The Lyons Municipal Code, similar to land use codes throughout the state, requires that development proposals be reviewed in light
of the comprehensive plan. A development proposal that is inconsistent with the comprehensive plan requires a plan amendment before it
may be approved.
In addition to the 2010 Lyons Comprehensive Plan, the following reports and analyses, prepared and amended prior to this assignment,
served as a foundation for this effort, include those listed below.


Lyons Recovery Action Plan



Sustainable River Corridor Action Plan



Lyons Municipal Code



St. Vrain Creek Watershed Master Plan



Lyons Environmental Sustainability Action Plan



Lyons Drainage Master Plan



Lyons Area Urban Renewal Plan



Affordable Housing Resolution 2016-43
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Recent studies and active plans that relate to the LPPA Master Plan include the Colorado Highway 66 Corridor Planning & Environmental Linkage
Study (CO66 PEL), the Lyons Sanitary Sewer System Expansion Feasibility Study, the Lyons Hazard Identification & Risk Assessment (HIRA), the
Lyons Stormwater Master Plan and the Boulder County Regional Affordable Housing Strategic Plan. Findings from each of these efforts will need
to be reviewed as part of the process for making decisions on annexations and developments. Reviewing these plans and studies together will
provide a broadened understanding of the implications that natural hazards, utility connections, transportation plans, affordable housing
initiatives and stormwater management needs will have on the costs and opportunities associated with construction and development.

Planning Process
The content of this LPPA Master Plan reflects a combination of quantitative discovery and qualitative input. Throughout the planning process,
consultants for the Town sought to engage Lyons’ residents, business owners and others with local knowledge and a special interest in the
community’s future. Feedback provided by engaged residents, business owners, community leaders, Town Staff and other key stakeholders
directly shaped the components of this Master Plan.

In addition to technical analyses, a variety of venues were afforded stakeholders, Town residents and business interests to provide input
regarding an overall vision for the LPPA at-large and specific recommendations within the three Subareas. These forums included:
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Small group and one-on-one meetings, both in-person and by phone;



An interactive project page accessible via the Town’s web page; and



Series of community work sessions where a framework for public improvements and an overview of potential land use concepts were
profiled and evaluated.

In an effort to provide stakeholders the opportunity to participate in all, or select work sessions, a master schedule of meetings was established
and each subarea investigated separately during the process. Overseeing the entire strategic planning process was an Advisory Committee of
representatives from various private, public and institutional entities. With familiarity of the LPPA and community at-large, their input and
participation was considered essential for preparation of a plan with potential for successful implementation. In addition to discussions with
stakeholders, representatives of the Project Team made presentations to various groups including the Commission and BOT. Finally, the Town’s
Project Manager for the planning process served as an ongoing liaison between the Town’s administration and staff, elected officials and
members of the community.
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Section 2:

Existing Conditions
Planning for the development of communities and markets within them requires an understanding of key conditions, both visible and nonvisible, all of which can influence development decisions. The discussion which follows provides an overview of those conditions that
individually and collectively indicate how "ready" parcels within the LPPA are for new investment and reinvestment. Additional details and maps
are provided in Appendix E.

Planning Area Characteristics
The LPPA consists of 191 parcels, comprising approximately 890 acres. Approximately 85 percent of Planning Area properties are owned by an
individual or entity with either a Lyons, Longmont, Boulder or Denver address, while 10 percent are owned by an interest with an address
classified as "Other Colorado Cities" and 5 percent by an interest with an "Out-of-State" address. In any planning effort, it is important to
understand whether owners are present or "absent", as this can be a measure of commitment or interest in affecting change.
Property utilization in the Planning Area is comparatively low, meaning that there are a moderate number of parcels that are either vacant,
partially improved, or have an improvement value disproportionately small compared to the land value. It can also suggest that the reason some
parcels are undeveloped is the cost-prohibitive impact of developing sites with limited utility. In this context, utilization is measured by
quantifying the ratio between improvement and total value, as this can indicate whether land values are supporting appropriate levels of
investment and existing development patterns are relatively efficient. Maps reflecting these ownership and utilization factors within the
subareas are provided in Appendix E.
While vacant properties may appear to be obvious investment targets, so too may be parcels with a land value that can support a higher and
better use, or, in other words, those with a disproportionately high land to improvement value. A critical component of any community planning
effort is to understand the entire inventory of sites with investment and reinvestment potential, making this type of analysis essential since
viable parcels cannot be identified through physical observation alone.
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Physical Conditions
Physical conditions in the Planning Area, both natural and man-made, were also investigated since they influence not only the type of land uses
that develop within certain geographies, but also their format - horizontal or vertical, above grade or below. Taken independent of regulations,
they can impact the location and configuration of buildings, capacity of affected parcels to accommodate development and redevelopment, and
the land use pattern of an entire geography. Presented below is an overview of these conditions and their potential impact within each of the
three Subareas. Maps reflecting their location within the Subareas are provided in the Appendix E.

Eastern Corridor Subarea
Among the 192 properties and nearly 936 acres that compose the LPPA, 45 properties totaling 274 acres are located in the Eastern Corridor
Subarea. Similar to significant portions of the larger Planning Area, the Subarea maintains a significant number of improved residential
properties, most of which are rural in character. Unlike the balance of the Planning Area and the other Subareas, the Eastern Corridor is also
host to a sizable share of the community’s non-residential uses, both commercial and industrial. While all three Subareas are served by regionserving roadways, conditions that favor commercial development (including direct access, visibility, site configuration, and traffic activity) are
limited to the Eastern Corridor.
The intersection of US 36 and SH 66 anchors the Eastern Corridor. Given its proximity to US 36 (the Planning Area’s southeastern connection to
Denver through Boulder and northwest connection to Estes Park and Rocky Mountain National Park), the Subarea serves as both a Town and
regional gateway. SH 66, which bisects the Subarea and eventually transitions into East Main Street, offers a rare opportunity for private
investment catering to day- and night-time consumers, both residents and visitors. As the Town’s primary transportation corridor, it provides
potential for employers desiring a strategic location equally distant from the central Front Range communities of Boulder and Longmont.
Opportunities to enhance the Subarea’s aesthetic appeal are afforded by its proximity to the St. Vrain Creek (which extends west for
approximately 1.2 miles to Highland Drive), established tree stands which line the SH 66 corridor, and visible rock formations.
The existing pattern and character of development within the Eastern Corridor is largely composed of a mix of destination meeting and event
venues, small manufacturing businesses, new and aging stand-alone and strip retail centers, restaurants and highway-serving operations
including a gas station. Other improvements include an abandoned water treatment facility surrounded by low-density single family housing
units, a commercial nursery, a mobile home park (which is reportedly the last of its kind in unincorporated Boulder County) and sales facilities
associated with nearby quarries.
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Existing Conditions
A variety of conditions exist in the Subarea that individually and collectively impact the type, location, quality and character of development
within its boundaries. These conditions or influences generally fall into one or more of the following categories: market, financial, physical,
regulatory and political. Those that present the most costly obstacles to investment are discussed as follows.
Many of the Subarea’s natural features, while enhancing its aesthetic appeal, also have a limiting impact on development. In certain instances,
these natural features pose potential hazards to non-vehicular movement (e.g., steep slopes and natural curves that restrict sight lines and limit
area for widening). These features include:





St. Vrain Creek and associated floodplain
wetlands
wildlife corridors
geological features

Man-made elements serve as both amenities and obstacles depending on their location, capacity and condition. These include:





historic archaeological sites
public infrastructure and utility facilities
irrigation laterals/ditches
roadways

The Eastern Corridor is also located below the Town’s wastewater treatment facility (its easternmost lift station is located nearly a quarter mile
east of Stone Canyon Drive near US 36). Additional development in the Subarea will require the extension of sewer lines and a lift station. The
Town is moving forward with this utility expansion project, which is currently funded with an Economic Development Administration (EDA) grant
and is in the design and engineering phase. This will be the type of public investment which “readies the environment” for private investment.
Similar to these physical conditions, the characteristics of individual parcels in the Subarea (including size, configuration and ownership
structure) impact the Subarea’s ability to support desired land uses and development projects. Nearly 70% of the Subarea’s property is owned
by local interests, which is a positive indicator for advancing desired character and quality levels.
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Regulatory impacts on development throughout the larger LPPA and individual Subareas are currently prescribed by County codes (for all
properties located outside of the Lyons municipal boundaries), Town regulations and Town agreements with individual property owners on
select properties within the various Subareas. Foremost among these codes and agreements as they impact the Eastern Corridor Subarea are the
following.
Town of Lyons/Boulder County IGA: Established in 2002, and subsequently amended in 2012, the IGA describes locations where
development may and may not occur, some of which are impacted by conservation easements that run with certain properties and others
designated as Lyons Interest Area / Rural Preservation Areas (LIA / RPA). Within the Eastern Corridor, the IGA designates approximately 65
acres (24% of the Subarea) as part of a “no-build zone,” thereby precluding any development within these parcels. While a portion of the
“no-build zone” is impacted by steep slopes or adjacency to archaeologically-significant sites, the remaining acreage in this zone presents
highway frontage with the potential for development of non-residential uses, specifically commercial retail, restaurant and entertainment
(See Figure 2-1). In addition to restricting the location of future development, the IGA also describes land use and density limitations within
select properties or portions of properties1.
Lyons Municipal Code Section 15-1-340 (the “5-acre vote”): This section of the code relates to annexations to be approved by voters. Any
annexation of property 5 acres and over in size shall “be effective unless and until the ordinance is referred to the registered electors of the
Town . . . and such ordinance is approved by a majority of the registered electors voting thereon.” Parcels smaller than 5 acres, as well as
parcels owned by the Town, are exempt from this requirement. This requirement currently affects properties within all three Subareas of
the Planning Area.
Among all of the conditions present within the Subarea, the ones with the greatest influence on development are those that effectively limit the
area’s developable acres and sites including:


the location of physical accommodations for drainage (irrigation laterals);

1

The IGA states that two parcels in the LPPA owned by the Loukonen family and one by CEMEX, may not be zoned or developed by the Town for residential
uses.
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absence of adequate water and sewer infrastructure to serve new and more intense uses (a utilities expansion is funded by an EDA
Grant and will be completed by 2018);
specific terms expressed in the IGA between the Town and County, particularly related to restrictions on land use and access to and
within certain parcels; and
Town agreements and rules (the “5-acre vote”).

The net effect of these and other factors reduce the Eastern Corridor Subarea’s approximate 274 gross acres to 118 developable acres, 56 acres
of which are out of the floodplain and are unconstrained. These 56 unconstrained acres compose approximately 20% of the entire Subarea (See
Figure 2-1).

Additional Considerations for the 3-Mile Plan
Location: The Eastern Corridor Subarea is located in the northern portion of unincorporated Boulder County at the southeastern edge of the
current town limits of the Town of Lyons. At its furthest points it is roughly 1 mile long and 0.9 miles wide.
Transportation: (No proposed changes at this time)







Highways: The intersection of US Highway 36 and State Highway 66 (Ute Highway) is the defining transportation element of the Subarea. US
36 (Route B - Regional Highway) runs north-south from the City of Boulder until it reaches this intersection in the Eastern Corridor. It then
heads west through the Subarea and through downtown Lyons, where it also serves as Main Street. The Annual Average Daily Traffic (AADT)
counts for US 36 south of the SH 66 intersection are 22,900. SH 66 (Route B – Regional Highway) provides access to the rural areas
surrounding Lyons, the nearby City of Longmont and Interstate 25. The AADT counts for SH 66 east of the US 36 intersection are 9,700, while
the AADT counts for US 36 (Ute Highway) west of the US 36/SH 66 intersection are 20,300. Boulder is approximately 15 miles from US 36/SH
66, Longmont is roughly 8 miles from this intersection, and I-25 is 14 miles from this center point of the Eastern Corridor. I-25 is classified as
a public regional arterial (freeway). The proximity to the interstate provides access to regional metropolitan areas.
Highland Drive and Noland Drive are the only other streets in the Subarea. Both of these roads would likely need to be enhanced in order to
accommodate future development.
Aviation Fields: There are no aviation fields in the Subarea. Longmont Vance Brand Municipal Airport is the closest airfield to Lyons at a
distance of 7 miles. In addition to being a general aviation airport, the following services are also provided: Charter Instruction, Sky Diving,
Aircraft Rental, and Aircraft Sales.
Transit: The Town of Lyons is served by the Regional Transportation District (RTD) Route Y: Lyons/Boulder bus service. The service currently
runs through the Eastern Corridor Monday – Friday from 5:40 AM to 6:07 PM.
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Rail: There is not rail service in Lyons. The closest major rail line is the Burlington Northern Santa Fe which runs through the City of
Longmont.
Bridges: There are several bridges and culverts within the Eastern Corridor. The largest bridge is located on US 36 as it crosses the St. Vrain
Creek just south of the SH 66 intersection. The remaining bridges/culverts cross irrigation laterals. The Highland Ditch is crossed by US 36
(Ute Highway) and Noland Road. The Palmerton Ditch also runs under the highway near the intersection of US 36/SH 66. The remaining
bridges and culverts are located along Highland Drive for the Rough & Ready Ditch and the Palmerton Ditch.

Character & Land Uses: The Eastern Corridor is currently comprised of the following Boulder County zoning districts: A-Agricultural, CCommercial, and GI-General Industrial. The General Industrial uses are primarily located in the south side of the Subarea along the St. Vrain
Creek. The Commercial zoning is concentrated at the intersection of US 36 and SH 66, while the Agricultural parcels are dispersed throughout
the area. Land uses include low-density single-family residential, a medium-density mobile home park, various retail and service businesses,
manufacturing and a greenhouse/nursery. A few parcels in the Eastern Corridor are vacant or undeveloped. Some of these undeveloped areas
include steep slopes and floodway/floodplain, while others present greater opportunities for development. Future land uses in the Subarea will
likely include commercial/retail/mixed-use, municipal/governmental, light industrial, office, service and residential. The Eastern Corridor is
bisected by the St. Vrain Creek – a defining element of the Subarea. Irrigation laterals (or ditches) are another defining feature that helps to
expand the St. Vrain Creek riparian corridor. These irrigation laterals include: Highland Ditch, Rough & Ready Ditch, Palmerton Ditch, Swede
Ditch, and the South Ledge, amongst others. The impact of these waterways is significant – crossing through multiple parcels and dividing up
properties, while also allowing for old-grow cottonwood strands along their banks. Large portions of the subarea are bordered by Boulder
County Open Space or other types of protected lands.
Utilities, Water & Wastewater:







Electricity: The Eastern Corridor is currently served by Longmont Power & Communications (LPC) and the Town will have the option to
continue service upon annexation. The Town of Lyons could also provide electric service to the area through the power service that the
Town purchases from the Municipal Energy Agency of Nebraska (MEAN).
Natural Gas: Natural Gas service is provided to some properties in the Eastern Corridor by Xcel Energy. Others use propane.
Communication: Currently Century Link, Lyons Communications and other companies offer internet service to the Subarea. Longmont Power
& Communications (LPC) currently only offers broadband service to addresses within the City of Longmont but, the opportunity to expand
high-speed broadband to this area increases with the presence of LPC.
Water & Sewer: Some properties in the Eastern Corridor are serviced by the Longs Peak Water District while other residents and businesses
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utilize wells or water rights as a water source. There is no wastewater service in the Subarea. Residents and businesses utilize septic systems
for waste. Town of Lyons municipal water and wastewater service does not currently extend to the Eastern Corridor; however these services
will be expanded to the Subarea by 2018 thanks to a federal Economic Development Administration (EDA) grant that the Town was
awarded. Once the EDA project is completed, these residents and businesses will be able to connect to Lyons services upon annexation. The
Town of Lyons provides wastewater services to its residents and water is provided to Lyons through an agreement with the City of
Longmont.
Community Services: The following community services are available to the Eastern Corridor Subarea in part or in full upon annexation:




Health & Human Services:
- Lyons Emergency Assistance Fund
- Boulder County Housing & Human Services Department
Public Safety/Law Enforcement/Animal Control:
- Boulder County Sheriff’s Department – Lyons Substation & Lyons Municipal Court



Fire Protection:
- Lyons Fire Protection District



Medical & Healthcare:
- CHPG Primary Care Lyons
- Stillwater Healing Arts Holistic Family Healthcare
- Closest hospital – Longmont United Hospital (9.5 miles)
Lifestyle – Education, Culture, and Libraries:
- St. Vrain Valley School District
 Lyons Middle/Senior High School
 Lyons Elementary School
Lyons Library District
- Town of Lyons Arts & Humanities Commission



Open Space, Parks & Recreation: (No proposed changes at this time)
While there are no parks or open space areas within the Eastern Corridor, the Subarea is bordered by Boulder County Open Space. Loukonen
Hill, Southdown Indian Mountain and Dowe Flats are located to the north. The Cemex Silica Quarry, Dan Thompson and Western Mobile
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properties are located to the south of the Eastern Corridor. Recreation opportunities are found nearby in the Town of Lyons at Lavern Johnson
Park and Bohn Park. Boulder County also has nearby recreation opportunities at Rabbit Mountain and Heil Valley Ranch.

Figure 2-1: Eastern Corridor Subarea Unconstrained Area
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South St. Vrain Subarea
Among the 192 properties and nearly 936 acres that compose the LPPA, 30 properties totaling approximately 117 acres are located in the South
St. Vrain Subarea. Similar to significant portions of the larger Planning Area, improvements in the Subarea are almost entirely composed of lowdensity residential units, most of which could be classified as either rural or agricultural in character. Despite the presence of CO 7, a regionserving roadway, opportunities for future non-residential development are expected to be limited for the foreseeable future to temporary
structures (e.g., produce stands and farmers’ market). Constraints that preclude formal commercial operations include insufficient traffic counts
(vehicular and non-vehicular), formal points of access (lack of curbs, gutters or driveways), irregular parcel configurations and the presence of a
floodplain. Perhaps the most significant factor affecting this Subarea's relationship to the existing Lyons community is its lack of connectivity to
the Town at large. While the Subarea boundary is adjacent to the Town limits, CO 7 provides the only paved access, vehicular or otherwise.
As cited above, the existing pattern and character of development in the South St. Vrain Subarea is nearly entirely low-density residential and
served by unimproved roadways (suboptimal by municipal standards which require curbs, gutters, sidewalks and adequate lighting). Other
improvements are primarily public facilities and accommodations associated with the presence of the South St. Vrain Creek.

Existing Conditions
A variety of conditions exist in the Subarea that individually and collectively impact the type, location, quality and character of development
within its boundaries. These conditions or influences generally fall into one or more of the following categories: market, financial, physical,
regulatory, and political. Those that present the most-costly obstacles to investment are discussed as follows.
While providing a heightened level of aesthetics, the Subarea’s adjacency to the South St. Vrain Creek and Boulder County open space serve as
limiting conditions to development. For instance, the presence of a critical wildlife habitat, floodplain and wetlands collectively reduce the area’s
development acreage from approximately 117 to 56 acres. Land owners wishing to build in the floodplain would be required to obtain a
floodplain development permit. Floodplain regulations would allow development if the landowner can demonstrate the proposed development
would be built 2 feet above the 100-year flood elevation. Based on this information, best practices would suggest not allowing development
within the floodplain in the South St. Vrain Subarea above what is currently allowed in the Town’s Agricultural District zoning category (A-1).
Man-made elements which have kept levels of investment modest include irrigation laterals and lack of adequate (municipal-level) water and
sewer service. According to the Sanitary Sewer System Expansion Feasibility Study, this service could be extended to the Subarea for an
estimated cost of approximately $1.2 million.
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As previously noted, regulatory impacts on development throughout the larger LPPA and individual Subareas are currently prescribed by County
codes (for all properties located outside of the Lyons municipal boundaries), Town regulations and Town agreements with individual property
owners on select properties within the various Subareas. Foremost among these codes and agreements as they impact the South St. Vrain
Subarea are the following.
Lyons Municipal Code Section 16-15-70: This section of the code relates to converting Parks and Open Space (POS) or Conservation
Easements on Town-owned property to another land use type. Such a zoning modification shall not “be effective unless and until the
ordinance is referred to the registered electors of the Town . . . and such ordinance is approved by a majority of the registered electors
voting thereon.” Only parcels smaller than 0.5 acre in size are exempt from this requirement. This requirement currently only affects
property in the South St. Vrain Subarea. Within the South St. Vrain Subarea, approximately 25 acres (nearly 20% of the Subarea) are
controlled by a conservation easement and are thus subject to Section 16-15-70 of the Lyons Municipal Code.
Lyons Municipal Code Section 15-1-340 (the “5-acre vote”): This section of the code relates to annexations to be approved by voters. Any
annexation of property 5 acres and over in size shall not “be effective unless and until the ordinance is referred to the registered electors of
the Town . . . and such ordinance is approved by a majority of the registered electors voting thereon.” Parcels smaller than 5 acres, as well as
parcels owned by the Town, are exempt from this requirement. This requirement currently affects properties within all three Subareas of
the Planning Area.
In the South St. Vrain Subarea, there is a 1-acre parcel designated as Boulder County open space and a 9-acre parcel which was acquired through
the federally-funded flood buy-out program and is likely to be transferred from Boulder County to the Town of Lyons.
Lots E and F are Town-owned properties that have received attention for their strategic value as potential residential properties and for their
connectivity potential given that they are flat, out of the floodplain and well positioned between the Town and the South St. Vrain Subarea. Like
the majority of land that surrounds Lyons, Lots E and F are under Boulder County conservation easements and other agreements involving local
land owners (See Appendix B: Restrictive Covenants on Lots E and F). Boulder County's position on the conservation easements after the flood
allowed some possibility for re-negotiation on their behalf, however this would have to be revisited (See Appendix C: Letter from Boulder County
regarding Conservation Easements).
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In combination, conditions present within the Subarea which limit developable acreage include:





floodplains and floodways
a wildlife migration corridor
irrigation laterals/ditches
County-owned open space





conservation easements
Town-imposed agreements and rules
deed-restricted properties

The net effect of these and other factors reduce the South St. Vrain Subarea’s approximate 117 gross acres to 60 developable acres, 11 acres of
which are out of the floodplain. These 11 developable acres compose approximately 9% of the entire Subarea (See Figure 2-2). According to the
Lyons Stormwater Master Plan, a portion of these 11 acres would be impacted by localized rain events due to drainage from Red Hill Gulch.
While this does not create a regulatory constraint, it does present greater engineering challenges related to stormwater management.

Additional Considerations for the 3-Mile Plan
Location: The South St. Vrain Subarea is located in the northern portion of unincorporated Boulder County at the southwestern edge of the
current town limits of the Town of Lyons. At its furthest points it is roughly 0.6 miles long and 0.5 miles wide.
Transportation:








Highways: State Highway 7 is the primary transportation feature of the Subarea. It is considered a Regional Highway and Non-Rural Principal
Highway. Traffic counts at a point near the Old St. Vrain Rd intersection show an Annual Average Daily Traffic (AADT) count of 4,900. The
roads within the Subarea are county roads that would need to be enhanced should additional development occur in the area. One possible
scenario for improved connectivity would be to create a connection between McConnell Drive and County Road 69. See “South St. Vrain:
Issues and Opportunities” map for more details.
Aviation Fields: There are no aviation fields in the Subarea. Longmont Vance Brand Municipal Airport is the closest airfield to Lyons at a
distance of 7 miles. In addition to being a general aviation airport the following services are also provided: Charter Instruction, Sky Diving,
Aircraft Rental, and Aircraft Sales
Transit: The Town of Lyons is served by the Regional Transportation District (RTD) Route Y: Lyons/Boulder bus service. The service currently
runs through the Lyons area Monday – Friday from 5:40 AM to 6:07 PM.
Rail: There is not rail service in Lyons. The closest major rail line is the Burlington Northern Santa Fe which runs through the City of
Longmont.
Bridges: There is one public bridge in the South St. Vrain Subarea where Old St. Vrain Rd crosses the S. St. Vrain Creek.
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Character & Land Uses: The South St. Vrain Subarea is currently comprised of Rural Residential zoning. Land uses include low-density singlefamily residential and agriculture/livestock. Future land uses are likely to remain residential. Slightly higher densities would be expected for any
of the parcels that are annexed into the Town. There are four parcels with conservation easements, one parcel that is owned by Boulder County
Open Space, and one deed-restricted parcel that was purchased by Boulder County through the federal buy-out program. Additionally, large
portions of the subarea are bordered by Boulder County Open Space or other types of protected lands. On its western edge, the Subarea is
bordered by the South St. Vrain Creek – a defining element of the Subarea. Significant portions of the Subarea are affected by the Floodway and
the 100-Year and 500-Year Floodplains of the South St. Vrain Creek. Additionally, much of the land that is outside of the floodplain is in the Red
Hill Gulch Drainage Basin and is impacted during significant localized rain events. There is one known irrigation lateral (ditch) in the area - the
South Ledge Ditch.
Utilities, Water & Wastewater: (No proposed changes at this time)






Electricity & Communications: The South St. Vrain Subarea is currently served by Poudre Valley Rural Electric Association (PV-REA). The Town
of Lyons could also provide electric service to the area through the power service that the Town purchases from the Municipal Energy
Agency of Nebraska (MEAN).
Natural Gas: Natural Gas service is provided to some properties in the Subarea by Xcel Energy. Others use propane.
Communication: Currently Century Link and other companies offer internet service to the Subarea.
Water & Sewer: There is currently no municipal water or wastewater service in the South St. Vrain Subarea; however, according to the
Sewer Expansion Feasibility Study, these services could be expanded to the Subarea by the Town of Lyons. Currently residents in the Subarea
utilize wells or water rights as a water source and septic systems for waste. The Town of Lyons provides wastewater services to its residents
and water is provided to Lyons through an agreement with the City of Longmont.

Community Services: The following community services are available to the South St. Vrain Subarea in part or in full upon annexation:


Health & Human Services:
- Lyons Emergency Assistance Fund
- Boulder County Housing & Human Services Department



Public Safety/Law Enforcement/Animal Control:
- Boulder County Sheriff’s Department – Lyons Substation & Lyons Municipal Court



Fire Protection:
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-

Lyons Fire Protection District



Medical & Healthcare:
- CHPG Primary Care Lyons
- Stillwater Healing Arts Holistic Family Healthcare
- Closest hospital – Longmont United Hospital (10.5 miles)



Lifestyle – Education, Culture, and Libraries:
- St. Vrain Valley School District
 Lyons Middle/Senior High School
 Lyons Elementary School
Lyons Library District
- Town of Lyons Arts & Humanities Commission

Open Space, Parks & Recreation:
While there is a 6.26 acre parcel of Boulder County Open Space within the South St. Vrain Subarea, this property is closed to the public. The
Subarea is bordered by Boulder County Open Space and Town of Lyons park land on 3 sides with Hall Ranch to the west, Olson to the south, and
Bohn Park to the East. Recreation opportunities are found nearby in the Town of Lyons at Lavern Johnson Park and Bohn Park. Boulder County
also has nearby recreation opportunities at Hall Ranch and Heil Valley Ranch. The one deed-restricted “buy-out” parcel in the Subarea is likely to
be transferred from Boulder County to the Town of Lyons and incorporated into the Town’s parks, trails, and open space network. One possible
scenario for the South St. Vrain Subarea involves the release of a Boulder County conservation easement. See “The Vision – South St. Vrain”
section for more details.
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Figure 2-2: South St. Vrain Subarea Unconstrained Area
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Apple Valley Subarea
Among the 192 properties and nearly 936 acres that compose the LPPA, the Apple Valley Subarea includes 128 properties on 544 acres. The
Subarea includes a range of parcel sizes, with the largest parcels approximately 46 acres and the smallest developed parcel approximately 0.6
acres. The Subarea, located northwest of Lyons, retains a distinctively rural feel because the North St. Vrain Creek and Indian Lookout Mountain
separate Apple Valley from US 36 and the Town.

Existing Conditions
Environmental constraints of the Valley tend to isolate and separate it from the Town, impacting its development potential. Specifically, the
constraints include:







deed-restricted properties
a wildlife migration corridor
archaeologically sensitive areas
topography and steep slopes
the North St. Vrain floodplain
wildfire risks

Additionally, the Subarea’s limited access, visibility, and connectivity to public infrastructure limit both commercial and residential opportunities.
The Subarea is surrounded by public and deed-restricted properties. Internal to the Subarea, Boulder County is acquiring properties impacted by
the 2013 flood, limiting their development opportunities. Properties purchased through the federally-funded flood buy-out program will be
required to remove built structures and remain open space. While the purchase of these properties has not been finalized, from a planning
perspective, they generally follow the 100-year floodplain of the North St. Vrain Creek. This combination of limited access and the 100-year
floodplain presents a significant obstacle to commercial and higher-density residential development opportunities in the Subarea. For example,
the 100-year floodplain and floodway separate developable land in the Subarea from US 36, constraining nearly 22% of the total land area in the
Subarea. Further, the identified wetlands and sensitive wildlife habitats share the general shape of the existing 100-year floodplain. Once
annexed into the Town, land owners wishing to build in the floodplain would be required to obtain a floodplain development permit. Floodplain
regulations would allow development if the landowner can demonstrate the proposed development would be built 2 feet above the 100-year
flood elevation. As with the South St. Vrain Subarea, best practices would suggest not allowing development within the floodplain in the Apple
Valley Subarea above what is currently allowed in the Town’s Agricultural District zoning category (A-1).
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Most of the Subarea is in what is termed a “high risk” wildfire area. Smaller portions of the Subarea having steeper slopes are in the “severe”
wildfire risk category. It is important to note the “severe” fire risk areas of the Subarea are generally located in, or near, the North St. Vrain’s
100-year floodplain. Unlike the 100-year floodplain, there are no local, state or federal regulations associated with wildfire risk. However, as
annexation requests from the Apple Valley are processed, best practices would suggest not allowing development in areas identified as having a
“severe” fire risk above what is currently allowed in the Town’s Agricultural District zoning category (A-1). Allowed land uses in the Subarea
should follow fire management best design practices of clustering homes and reducing fuels to minimize risks. Compounding wildfire risk
challenges, the Subarea is constrained by its topography and surrounding slopes. Approximately 246 acres (49%) of the Subarea have slopes
exceeding 20%. Wildfire risks and the difficulties of construction on steep slopes limit the development potential of nearly half of the Subarea.
Further, the rural design, slower speed geometrics and limited facilities for bicyclists and pedestrians on Apple Valley Road suggest safety
improvements are needed to accommodate existing and future traffic associated with any additional development should it occur in the
Subarea. Traffic calming measures and a parallel walkway/trail are needed along Apple Valley Road to improve safety for all modes of travel and
retain the rural qualities of the Subarea. While the Subarea has municipal water service, it lacks sewer service. However, the Subarea could be
gravity-fed to the Town’s wastewater treatment facility. Municipal sewer could follow the North St. Vrain Creek or Apple Valley Road. The costs
of these extensions have been estimated at approximately $1 million (as per the Sanitary Sewer System Expansion Feasibility Study).
A small portion of the Subarea (4 acres) is subject to a conservation easement and there is a pond owned by the City of Longmont’s water
system. As with all of the properties in the LPPA, the Apple Valley Subarea is subject to the requirements of the Town’s “5-acre vote” ordinance.
In summary, four key issues and opportunities frame the Apple Valley Subarea:
1. The Apple Valley Subarea is physically the most separated within the LPPA.
2. Most parcels within the Apple Valley Subarea are located within either a “High” or “Severe” Area of Concern from Wildfires.
3. Floodplain and wetlands separate development opportunities from US 36.
4. Apple Valley Road’s rural street design limits development potential of the Subarea.
The net effect of these and other factors reduce the Apple Valley Subarea’s 544 gross acres to approximately 326 developable acres, 80 acres of
which are considered level and unconstrained by steep slopes. These 80 unconstrained acres compose approximately 16% of the entire Subarea
(See Figure 2-3).
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Additional Considerations for the 3-Mile Plan
Location: The Apple Valley Subarea is located in the northern portion of unincorporated Boulder County just over a mile from the Larimer
County line. The Subarea is located northwest of the current town limits of the Town of Lyons. At its furthest points it is roughly 1.5 miles long
and 1 mile wide.
Transportation:









Highways: US Highway 36 is the defining transportation element of the Subarea. US 36 is a principal arterial that runs through downtown
Lyons, where it also serves as Main Street, and then serves as the northwest connection Estes Park and Rock Mountain National Park. The
Annual Average Daily Traffic (AADT) counts for US 36 just to the north of downtown Lyons is 15,500.
Aviation Fields: There are no aviation fields in the Subarea. Longmont Vance Brand Municipal Airport is the closest airfield to Lyons at a
distance of 7 miles. In addition to being a general aviation airport the following services are also provided: Charter Instruction, Sky Diving,
Aircraft Rental, and Aircraft Sales.
Transit: The Town of Lyons is served by the Regional Transportation District (RTD) Route Y: Lyons/Boulder bus service. The service currently
runs through the Lyons area Monday – Friday from 5:40 AM to 6:07 PM.
Rail: There is not rail service in Lyons. The closest major rail line is the Burlington Northern Santa Fe which runs through the City of
Longmont.
Bridges: There is one significant public bridge at the northern tip of the Subarea (the “rainbow bridge”) at Apple Valley Rd. where it crosses
the N. St. Vrain Creek and intersects with US 36. There are also private bridges located in the Subarea.
Bike/Ped: A dedicated path for bicycle and pedestrian traffic is being proposed for Apple Valley Rd. See “Apple Valley: Issues and
Opportunities” map for more details.

Character & Land Uses: The Apple Valley Subarea is dominated by Rural Residential and Agricultural zoning. Rural Residential zoning is found on
the east side of the N. St. Vrain Creek along US 36, while the Agricultural zoning is found west of the N. St. Vrain Creek along Apple Valley Rd.
Land uses include low-density single-family residential and agriculture/livestock. Future land uses are likely to remain residential. Slightly higher
densities would be expected for any of the parcels that are annexed into the Town. There is one parcel with a conservation easement and nine
deed-restricted parcels that were purchased by Boulder County through the federal buy-out program. There are an additional three publiclyowned parcels (two owned by the Town of Lyons and one owned by the City of Longmont). Large portions of the subarea are bordered by
Boulder County Open Space or other types of protected lands. The Apple Valley is bisected by the North St. Vrain Creek – a defining element of
the Subarea. Significant portions of the Subarea are affected by the Floodway and the 100-Year and 500-Year Floodplains of the N. St. Vrain
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Creek. The creek, the floodplain and the surrounding cliffs define the Subareas natural character. Historically, there are some irrigation laterals
(ditches) in the area; however specific information regarding their current status is needed
Utilities, Water & Wastewater: (No proposed changes at this time)






Electricity & Communications: The Subarea is currently served by Poudre Valley Rural Electric Association (PV-REA). The Town of Lyons could
also provide electric service to the area through the power service that the Town purchases from the Municipal Energy Agency of Nebraska
(MEAN).
Natural Gas: Natural Gas service is provided to some properties in the Subarea by Xcel Energy. Others use propane.
Communication: Currently Century Link, Lyons Communications and other companies offer internet service to the Subarea.
Water & Sewer: There is currently municipal water service but no wastewater service in Apple Valley. Wastewater service could be
expanded to the Subarea based on the Lyons Sewer Expansion Feasibility Study. The Town of Lyons provides wastewater services to its
residents and water is provided to Lyons through an agreement with the City of Longmont. Current residents in the Apple Valley area utilize
septic systems for waste.

Community Services: The following community services are available to the Apple Valley Subarea in part or in full upon annexation:


Health & Human Services:
- Lyons Emergency Assistance Fund
- Boulder County Housing & Human Services Department



Public Safety/Law Enforcement/Animal Control:
- Boulder County Sheriff’s Department – Lyons Substation & Lyons Municipal Court



Fire Protection:
- Lyons Fire Protection District



Medical & Healthcare:
- CHPG Primary Care Lyons
- Stillwater Healing Arts Holistic Family Healthcare
- Closest hospital – Longmont United Hospital (9.5 miles)
Lifestyle – Education, Culture, and Libraries:
- St. Vrain Valley School District
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-

 Lyons Middle/Senior High School
 Lyons Elementary School
Lyons Library District
Town of Lyons Arts & Humanities Commission

Open Space, Parks & Recreation: (No proposed changes at this time)
While there are no parks or open space areas within the Apple Valley, the Subarea is bordered by Boulder County Open Space. Hall Ranch is
located to the southwest of the Subarea while Steamboat Mountain open space is to the east, across US 36. Recreation opportunities are found
nearby in the Town of Lyons at Lavern Johnson Park and Bohn Park. Boulder County also has nearby recreation opportunities at Hall Ranch (the
Antelope Trail head is located at the southwest edge of the Subarea boundary). The City of Longmont also provides nearby outdoor recreation
opportunities at Button Rock Preserve. There are currently nine federally-funded “buy-out” properties in the Subarea. There are no plans for the
future use of these parcels, but they are deed-restricted as parks and open space.
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Figure 2-3: Apple Valley Subarea Unconstrained Area
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Limiting Factors within All Three Subareas
As noted, the conditions or influences which affect development and/or redevelopment in a community generally fall into one or more of the
following categories: market, financial, physical, regulatory, and political. Across the three subareas within the LPPA, the following conditions
represent limiting factors, or “barriers” to investment:
1. Existing IGA limits how much development can be accommodated and where within all three Subareas.
2. Regulatory limitations, such as Town ordinances and agreements with property owners, add potential risk to private development.
3. Physical conditions limiting total unconstrained area include easements, limited access, lack of water and sewer, irrigation laterals
(ditches), floodways and floodplains, parcel sizes and configurations.
4. The average size of parcels and developable area within parcels will limit the potential for unified development programs in the LPPA
(assemblages will be essential).
5. Available parcels for commercial retail development are limited to those within the Eastern Corridor.
6. Market support for retail store types is limited over the near- and mid-terms to destination and entertainment segments.
7. There are market-supported opportunities for a range of affordable housing products in each of the three Subareas, however, these
opportunities may require public-private partnerships.
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Section 3:

Framework Plan
The experience of other communities has shown that successful development and redevelopment initiatives effectively leverage existing land uses,
public improvements and community amenities (existing and planned) in a manner that creates an identifiable "address" or environment for private
investment. With this goal in mind and with input from stakeholders, Town staff and members of the community, the LPPA Master Plan was
prepared addressing desired elements of the three Subareas as they could be developed. Reflected in the illustrations are transportation
improvements supporting both vehicular and non-vehicular mobility and supporting contiguity between established and new neighborhoods and
activity centers. Collectively, the narrative and graphics should be used to inform priority initiatives, capital investments and incentivize decisions.
The discussion below provides highlights from an analysis of existing and anticipated market conditions, demographic and lifestyle characteristics
and prevailing industry trends that informed the identification of place types1 described and reflected in the potential product concepts for the
three Subareas. The market discussion is followed by a narrative of the vision for each Subarea and illustrations of issues and opportunities that will
inform the timing and potential for future development. Lastly, estimates of potential fiscal impacts associated with possible development programs
are presented.
Note that participants in the process expressed varying levels of support for and opposition to development in the Planning Area and specific
Subareas. Therefore, recommendations regarding public and private improvements are based on an understanding of current conditions, market
forces and expressed objectives.

The Market
Long-term community planning requires an understanding of the physical limitations of the area as well as its market. The market analysis
summarized herein focused on identifying opportunities for market-supported land uses within the Town and, more specifically, within the LPPA.
The purpose of the market analysis in the context of a planning effort such as this is fourfold:

1

Provide a “reality check” for the conceptual planning effort;

Place types are land uses and product types that, in combination with supporting uses and enhancements, support an experience.
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Ensure that recommendations are grounded in market and economic reality;



Set the stage for implementation; and



Provide an accurate and independent “story” to tell potential development and investor audiences.

The analysis showed there are market opportunities for the Town to capitalize on and with strategic public and private reinvestment and supportive
policies it could be successfully positioned to “capture” select niche and destination land uses.
Lyons is located within the Boulder County region, an interconnected, regional Trade Area that includes the following communities: Boulder,
Longmont, Louisville, Lafayette, Superior, Erie, Nederland, Ward, Jamestown, and Niwot. All of these are rapidly growing communities within the
Denver-Boulder metropolitan area. Given Lyons’ location within this Trade Area, and particularly its access to US 36 and SH 66, the Town is poised to
attract its fair share of future residential, commercial and employment growth over the next 20 years. Similar to the larger Trade Area, Lyons
maintains a solid base of upper-middle to upper class demographics which encompass a broad diversity of psychographic / lifestyle groups. Lyons’
demographics reflect a more affluent ($74,400 median household income compared to $67,400 in the Trade Area) and slightly less highly-educated
(56% with a college degree in the Town, 58% in the Trade Area) population. Both Town and Trade Area residents prefer to “age in place”, as
evidenced by projected growth in the 65+ age group. This results in a relatively stable community environment, with residents preferring to move
within the community as lifestyle forces dictate. This stability is further reinforced by a higher share of family-oriented households and higher
homeownership figures as compared to the Trade Area, indicating an increased level of “investment” in the community. Lyons is dominated by
upper class psychographic segments, indicating high retail spending and preferences for a variety of housing products.
Surrounded by attractive suburban and exurban alternatives, where single family housing dominates development growth, Lyons is poised to
compete for residential diversity by providing housing products with high demand that are not being provided in the market (e.g., small lot single
family, townhomes, rowhouses, patio homes, etc.). Demand for residential product types will continue to grow significantly over the next twenty
years (over 32,200 total units in the Trade Area) with particularly strong growth in ownership price points ranging from $300,000 to $500,000 and
rental rates ranging from $800 to $1,500 per month (in 2016 dollars). Significant demand also exists for affordable housing products – those which
address residents making 60% or less of Area Median Income (AMI). These affordable housing products serve to support employers in Town
towards attracting service workers. There is also ample demand for housing products addressing residents making 80% to 120% of AMI. These
products can also be targeted to existing and potential workers in the community. Lyons’ demographics, psychographics and community amenities
should enable the Town to compete for a broader range of housing types, from single-family detached to niche products in higher demand.
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Although comparatively modest in size and building class today, Lyons’ future as an employment center will likely expand as regional growth in
Boulder County continues, the Town better markets its economic assets and natural amenities and the Town’s housing inventory diversifies. Existing
local businesses will have opportunities for expansion and new local-service businesses will find desirable office opportunities in future infill
developments. Meanwhile, larger tracts will hold appeal for small business “cluster” development – potentially capturing a share of forecasted
Trade Area employment growth (13.9 million square feet over the next 20 years). As the Town increases its prominence in Boulder County it will be
able to better compete for new businesses and begin to balance its future development growth in a more sustainable manner. A more detailed
overview of the competitive market area within which Lyons competes for investment is presented in Appendix G.

Target Markets
Lyons’ target demographics will continue to build on the area’s solid base of upper-middle to upper-class households. Several household types exist
in the current trade area, ranging from established professionals who live a sophisticated, exclusive lifestyle to young and mobile professionals who
are more likely to rent than own. For the most part, these are well-educated consumers who are goal-oriented and financially savvy, but who value
their free time, desiring a wide range of cultural and recreational amenities. Detailed descriptions of Lyons’ lifestyle segments are provided in
Appendix H.

Industry Trends
The Urban Land Institute (ULI), the lead membership organization representing real estate professionals nationally and internationally, issues an
annual report based on input from its member developers, lenders and investors regarding prospects and product changes in the coming year. The
following trends will have impacts on new development and redevelopment, not only nationwide, but in and near the Lyons Trade Area specifically.

Employment Space


Investment and development prospects for research and development (R&D) are expected to improve, fueled by growth in the medical and
technology industries.



Telecom and computer innovations have made going to an office superfluous for many workers.



Fiber optics and access to high-speed internet will continue to attract entrepreneurs

Retail


Retail demand will continue to be driven by the needs and desires of Generation Y (the Millennials) and the Baby Boomers. Retail product
types and locations will have to respond to the lifestyle characteristics of these two consumer groups.
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“Main Street” retail will continue to outperform other retail products, as it fits with the migration of population into urban environments.
However, it will be easier in markets with high volumes of traffic, population density, local employment generators, educational campuses,
government offices and institutional operators such as hospitals.



Smaller shopping centers are considered a “good” investment prospect, as long as they appropriately target each neighborhood’s different
mix of tenants and formats.



Smaller shopping centers are benefitting from the push toward “organic food products,” and stores that sell them, which often range in size
from 20,000 to 25,000 square feet. Along these same lines, restaurants and food outlets are emerging at an unprecedented pace.



There is a growing comfort among consumers with the emergence of professional offices in traditional retail centers, hosting massage
therapists, dentists, yoga studios, fitness centers, and a range of medical doctors including plastic surgeons. Instead of thinking of these
providers as strictly service providers, they are now considered a form of entertainment that reflects lifestyle preferences.

Residential






Urbanity in the suburbs (not just walkable New Urbanist designs, but programming of space to encourage active lifestyles) will continue to
be in demand as many consumers continue to be priced out of inner-Town locations.
Shared amenities including parks, trails and open space will continue to be seen as an increasingly palatable alternative to large yards.
Smaller household sizes, former homeowners (who lost homes), the high mobility rate among younger generations and an expanding
population base will continue to drive demand for market-rate rental housing units, both attached and detached.
Garden-style apartment development prospects will begin to decline with supply peaking this year and next as units that are incomplete but
in the system are delivered to the market.
The demand for senior housing will see sustained growth as the population ages.

Green Development



Sustainable building concepts will become standard in next-generation projects and existing buildings will increase efficiencies and retrofit
new systems in order to compete.
“Green” is considered a right of entry into the market since many corporations and governments have established policies and regulations
making it mandatory.

Market Share
A number of factors influence a community’s ability to capture investment and reinvestment dollars. These factors can be categorized as top down
considerations; bottom up considerations; external considerations; and others. Some of these can be controlled by the Town (or stakeholder
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entities) and others cannot.

“Top Down” Considerations


Demand for certain land uses



Demographic and psychographic conditions which support certain product types



Untapped market niches (product voids)



Competitive projects (proposed, planned and under construction)

“Bottom Up” Considerations


Physical capacity of the community or individual parcels to accommodate market-supported product types—in general, fewer physical
constraints



Vision and desire for certain uses and product types



Size of parcels, parcel ownership (public and private), owner investment objectives



Zoning and other regulations and the presence of easements

External Considerations


Delivery system—the builders/developers in the area and what they are willing and able to offer



Financing markets—the availability of capital with reasonable funding terms for certain product types



Market forces beyond those currently operating in the market (e.g., migration to the Denver-Boulder market area over the next 20 years
who do not reflect the existing profile of residents and consumers)



Availability and efficiency of public transit options to connect Lyons to the larger Denver-Boulder metro area

Other Considerations


Available resources to position and promote investment in the community



Public support for a long-term vision

LPPA Market Capture
Within the Trade Area serving the Lyons community, there is expected to be significant growth over the next 20 years among all of the primary land
uses and many of the product types within them. Further, Lyons is well-positioned to compete for a reasonable share of the market with potential
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capture rates ranging from 0.8% to 10% depending on the use and product type. Actual levels of development and absorption will ultimately be
dictated by numerous factors, not the least of which include:


The physical capacity of select locations within the LPPA to accommodate development;



The desires of individual property owners;



The community’s vision; and



Available resources (financial, policy and regulatory) and the Town’s ability to position itself for investment.

Table 3-1 summarizes the potential Lyons market share of demand for land uses over the next 20 years (prior to consideration of other factors
impacting development opportunities).
Table 3-1
Lyons PPA Market Share Summary
Lyons PPA
South St. Vrain

Eastern Corridor

Land Use Type
Residential (Units):
Single Family/Cottage Home
Townhome
Apartments
Residential Total

Trade Area
Demand
(20-yr)

15,300
5,100
9,300
29,700

Non-Residential (Sq Ft):
Retail/Service
3,500,000
Employment (Office/Industrial) 13,900,000
Non-Residential Total
17,400,000
Lodging (Rooms):
Lodging
935

Market Share

Absorption (Units/Sq Ft)

Market Share

Apple Valley

Absorption (Units/Sq Ft)

Market Share

Absorption (Units/Sq Ft)

Low

High

Low

High

Low

High

Low

High

Low

High

Low

High

0.8%
0.8%
0.8%

1.2%
1.2%
1.2%

122
41
74
238

184
61
112
356

0.2%
0.8%
0.0%

0.4%
1.2%
0.0%

31
41
0
71

60
60
0
120

0.5%
0.0%
0.0%

0.8%
1.2%
0.0%

80
0
0
80

120
80
0
200

1.5%
1.0%

2.0%
1.5%

52,500
139,000
191,500

70,000
208,500
278,500

0.0%
0.0%

0.0%
0.0%

0
0
0

0
0
0

0.0%
0.0%

0.0%
0.0%

0
0
0

0
0
0

6.0%

10.0%

56

94

0.0%

0.0%

0

0

0.0%

0.0%

0

0

* Higher market shares for residential include greater affordable housing component.
Source: Ricker│Cunningham.
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As shown, the Eastern Corridor Subarea is the only portion of the LPPA with the potential to attract nonresidential development. The South St. Vrain
and Apple Valley Subareas are more suited to residential development, with the potential for affordable housing products. It should be noted that
these demand estimates reflect the LPPA’s potential “fair share” of new development growth. Actual development in these Subareas will occur
within the context of the strategic components and considerations provided within the entirety of this planning document.

Conclusion
The degree to which the LPPA is able to capture new demand within the Trade Area (and beyond) is a function of the development / redevelopment
process itself. Strategic positioning of the LPPA in the future will depend on balanced zoning and land use regulations, as well as the Town’s
willingness to make strategic public investments which will “leverage” private investment.
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The Vision
A planning area or community vision describes desired attributes and qualities a specified geography will possess, near- and long-term, as
articulated by residents, business owners, community leaders, and others with a stake in its future. The following presents the vision and
responsive development opportunities within each of the LPPA Subareas. Each of the following development opportunities was formulated using
existing regulatory floodplain maps, however, any future development considerations should be vetted based on the most current available
floodplain data adopted by the Town of Lyons or Boulder County, depending on the jurisdiction of the project.

Housing
A guiding principle of the LPPA planning process was to find opportunities for the development of affordable (subsidized) housing to replace
what was lost in the flood of 2013. Opportunities for providing affordable/replacement housing in Lyons faces many challenging circumstances
and difficult trade-offs. Most important is the fact that the Town lost 70 homes in the flood, a great deal of which was affordable housing.
Furthermore, the Town has not managed to find a suitable location for replacing this lost housing due to the variety of constraints to
development that exist in Lyons. One of the main impediments is related to the 10 acres of residential land that was purchased through the
Federal 404 Buy-Out Program. This land, which once provided home sites within the Town limits, is now deed-restricted open space and can no
longer be used for residential purposes. The net result of the acquisition of buy-out properties is that the Town has increased the amount of
protected land (with rich habitat along the riparian corridor) within Lyons, but at the same time has reduced the amount of developable land
that could be used for affordable/replacement housing. It is with this in mind that the consultants looked for opportunities for affordable
housing in each of the subareas within the LPPA.
Additional background on affordable housing efforts in Lyons involves the townwide vote against the development of 50-70 subsidized dwelling
units on 5-7 acres of Bohn Park. A special election was held in 2015 in which 614 residents voted against the affordable housing development
while 498 voted for it. One of the results of this vote was that it highlighted how few opportunities there are for an affordable housing
development.
In April of 2016, the Board of Trustees for the Town of Lyons took an action to show their commitment to affordable housing. On April 18
Resolution 2016-43 was adopted, setting goals for affordable housing development and setting forth measures and incentives to reach those
goals. The primary stated goal is for 10% of the housing stock to be affordable for those making 80% of the AMI, with a majority of those units
being affordable for those at 60% AMI. One of the measures in the resolution that is relevant to the LPPA Plan was “2) annexation conditions
that favor affordable housing”. And one of the incentives mentioned is “land swaps”.
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Eastern Corridor
The vision for the Eastern Corridor Subarea is . . .
a commercial and employment-anchored gateway with uses including retail, restaurant and lodging operations
serving daytime and nighttime populations as well as visitors to, and travelers through, the community. Established
residential neighborhoods beyond the US 36 and SH 66 corridor will host a range of housing product types addressing
the lifestyle needs of households at different price points. Natural amenities will be enhanced and protected and the
quality and character of physical improvements informed by established and amended standards for development.

As discussed previously, the combination of physical conditions, parcel characteristics, land use agreements and market opportunities influenced
the various components of possible development concepts for the Eastern Corridor Subarea. Key considerations which impacted programming
recommendations include those described below.
Highland Drive and SH 66 – The intersection of US 36 and SH 66 and entirety of the SH 66 frontage represent the most viable opportunity for
commercial and employment development in the LPPA. Properties along Highland Drive, while separated from US 66 by several irrigation
laterals, may preclude additional “layers” of commercial development other than those unaffected by limited access and visibility (e.g.,
destinations). Natural features, combined with the distinctively unique rural character of properties located along Highland Drive and the
presence of mature cottonwood stands, reinforce the viability of this location for residential development.
Loukonen Property – The St. Vrain Creek floodplain and a portion of the “no development zone”, in addition to private property, separate the
Loukonen parcel from SH 66, thereby limiting its ability to attract commercial development opportunities. Should annexation of any portion of
the “no development zone” be initiated, it would trigger its conversion to a conservation easement under the existing IGA with Boulder County,
thereby limiting access to SH 66. Given the larger sizes of properties in this location, there is potential to attract employment land along with
supporting commercial uses and select live-work opportunities (depending on their surrounding context). These opportunities would likely rely
on access from US 36.
Stone Canyon /Nolan Road – This portion of the Eastern Corridor Subarea is the most contiguous to the Town’s boundaries and the best
positioned to leverage successful commercial operations including the established wedding destination venue. This location is further wellpositioned to evolve into a new neighborhood with improvements to US 36 and expansion of the commercial activities adjacent to the highway.
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Development opportunities reflected in Figures 3-1 through 3-6 include:


A “Lyons East” Business District with a mix of uses, along with a new neighborhood between Highland Drive and SH 66;



A Stone Canyon Visitor District and new neighborhood in the area west of Nolan Road and east of Stone Canyon Drive; and



An Industrial Live-Work Center and Commercial Recreation Area with uses including campgrounds, outdoor storage facilities and lower
density light employment uses in locations impacted by the creek floodplain.

Properties in the Subarea that are located outside of the floodplain and beyond the highway corridor are suitable for residential products that
diversify the community’s existing building stock and advance key directives associated with affordable housing goals. Specific uses with near-term
potential in the Eastern Corridor include:


Small lot cottage homes;



Live-Work spaces; and



Accessory dwelling units;



Senior housing facilities.

Proposed amenities and enhancements to the public realm include those that will unify uses, connect the Subarea to centers of activity within the
town boundaries, mitigate adverse physical conditions and improve the area’s aesthetic appeal and climate for investment. These investments
include:
Connectivity


Upgrades to non-vehicular accommodations that afford safe connections to and between parcels;



Construction of a recreation trail and greenway treatment adjacent to or near the St. Vrain Creek;



A sidewalk on the south side of US 36 and CO 66; and



Enhanced streetscape enhancements and a gateway feature (potentially a roundabout) at the intersection of US 36 and CO 66.

Other


Completed water and sewer utility lines and supporting infrastructure;



Public spaces including urban agriculture; and



Landscaping that buffers residences from impacts associated with commercial and industrial operations located along the highway
corridors.
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Note: A roundabout (e.g., the intersection of US 36 and SH 66) was considered as a distinct feature to: foster safe travel by multiple traffic modes;
reduce vehicular travel speeds; increase capacity; enhance "sense of place”; and reduce maintenance expenses.

The Eastern Corridor is one of only a few locations in either the Town or the LPPA with the potential to support revenue-generating commercial
operations including retail outlets, restaurants and lodging facilities. It is recommended that properties with highway frontage or adjacency be
retained for these types of uses. Due to the numerous constraints identified in this plan, the Eastern Corridor is also one of the few locations that
can accommodate the Town’s needs for governmental uses (e.g. public works building) and affordable housing. Wherever possible, these types of
uses should either be integrated into a single building with other uses or located outside of prime commercial space/highway frontage.
Furthermore, there are opportunities in the Eastern Corridor for light industrial, service-oriented businesses and other uses that would be more
appropriately located near the east end of the Highland Drive loop, away from the prime commercial area at the intersection of US 36 and SH 66.

Figure 3-1 summarizes issue and opportunities associated with potential development in the Eastern Corridor. Figure 3-2 summarizes a potential
market-supported development scenario for the Eastern Corridor. Figure 3-3 provides a visual perspective of the potential development pattern
that could emerge in the Eastern Corridor. Lastly, Figures 3-4 through 3-7 illustrate market-supportive real estate products that could be
accommodated in the Corridor. It should be noted that the product renderings illustrated herein take into account the Town’s current development
standards and codes.
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Figure 3-1: Eastern Corridor Issues and Opportunities

3-12 | P a g e

LYONS PRIMARY PLANNING AREA MASTER PLAN
Figure 3-2: Eastern Corridor Potential Development Scenario
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Figure 3-3: Eastern Corridor Perspective
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Figure 3-4: Eastern Corridor Mixed-Use
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Figure 3-5: Eastern Corridor Boutique Hotel
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Figure 3-6: Eastern Corridor Live-Work
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Figure 3-7: Eastern Corridor Affordable Housing (Small Cottages)
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South St. Vrain Corridor
The vision for the South St. Vrain Corridor Subarea is . . .
an established neighborhood of residences, rural in character and reflecting the community’s heritage as a
gateway to the Rocky Mountains with features including steep slopes, Boulder County open space, and the South
St. Vrain Creek Watershed surrounding and bisecting the area. Any new improvements will be context-sensitive
(consistent in character, design and intensity) and introduced in a manner that preserves and protects the natural
environment.
A combination of physical conditions, parcel characteristics, land use agreements and market opportunities informed components of a potential
development concept for the Subarea. Figure 3-8 and the discussion that follows provide an overview of these considerations.
 Floodplain and wetlands that separate development opportunities from CO 7


Number of parcels lying within a critical wildlife habitat and migration corridor



Publicly-owned lands and easements that restrict potential development within properties otherwise suitable for residential development



Proximity to Town services, activity centers, and educational facilities



Condition of CR 69 and its rural design that effectively limits the potential for certain development concepts and land uses



Size and configuration of Subarea properties that are further hampered by poor access and visibility



Non-municipal levels of service and utilities

The discussion here highlights key components of a possible development concept that might include:
 Clusters of various housing products in locations with the fewest number of impediments (e.g., migration corridors, floodplain and
wetlands, conservation easements);


Utility infrastructure and associated facilities; and



Bicycle/pedestrian/trail improvements to improve connectivity.

Properties located outside of the floodplain, and beyond the highway corridor, could accommodate development of residential products that will
diversify the existing building stock and advance key directives associated with the Town’s affordable housing objectives. Specific products with
near-term potential for development in the Subarea include: small lot cottage homes, accessory dwelling units, live-work / farm to table operations,
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and senior housing facilities. Any development within the floodplain should be limited to 1 dwelling unit/5 acres (A-1 Zoning District in the LMC).
While participants expressed concern regarding any significant capital program of improvements in the Subarea, a Sanitary Sewer System Expansion
Feasibility Study was commissioned for the purpose of “investigating the feasibility of constructing sewer infrastructure to serve properties in the
vicinity of Apple Valley and Old St. Vrain Roads.” The study, prepared by J-U-B Engineers and completed in September 2016, identified the need for
approximately 4,500 linear feet of sewer lines to serve 75 lots (more than double the number that currently exist), the cost of which was estimated
to total approximately $1.2 million dollars.
Acknowledging that it will take many years and multiple actions by a host of individuals and entities with an interest in the Subarea to attract future
sizeable concentrations of development, the experience of other communities that have successfully advanced similar initiatives has shown that the
strategic approach with the highest likelihood of success needs to include Planning Area-wide and Subarea-specific recommendations. Within the
St. Vrain Subarea, any public investments made to support new development would have to address the Subarea’s lack of adequate infrastructure
for either existing or future residences. In addition to the sewer lines described above, corresponding improvements for the extension of water
service would need to be completed. With the completion of the utility expansion project to the Eastern Corridor, the South St. Vrain Subarea will
be the only area in the LPPA that is not served by municipal water. Additional analysis will be needed to determine the cost of extending water
service to the South St. Vrain area. Furthermore, improvements to the roadways would be needed to leverage the public’s commitment to the
Subarea. Currently, there is limited support amongst South St. Vrain property owners for these improvements.
As noted previously, two parcels of public land could provide physical access to the subarea. Lot E is inside the Town limits and Lot F borders the
eastern side of the South St. Vrain Subarea. These lots are relatively flat and are outside of the 100-Year floodplain. However, as highlighted in
Section 2, the “Bohn Park Neighbor’s Agreement” represents a restrictive covenant on “Lot E” (the Town’s Dog Park). Lot E is also subject to a
conservation easement with Boulder County Open Space. The adjacent Lot F, south of the Dog Park, is also owned by the Town and is subject to the
same conservation easement. An additional adjacent property is the southern portion of the Lyons Middle/Senior High School parcel, which is
currently used as ballfields. This parcel, which is owned by the St. Vrain Valley School District (SVVSD), is outside of the South St. Vrain Subarea but
again, is relatively flat and outside of the floodplain.
Any activity with these lots, for affordable/replacement housing or connectivity between the Town and the subarea, would require a renegotiation
with Boulder County Open Space and put before County Commissioners at a public hearing. This is according to a memo originally drafted in 2014
by Ron Stewart, the former director of Boulder County Parks & Open Space, and updated in 2017 by the current Director, Eric Lane, regarding
“Potential Replacement Housing Parcels in Lyons” (see Appendix C for more information). In addition, any utilization or land swap of the “ballfields”
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would require negotiations with the SVVSD.
Figure 3-8 summarizes issues and opportunities associated with potential development in the South St. Vrain Subarea. Figures 3-9 and 3-10
illustrate market-supportive real estate products that could be accommodated in the Subarea. It should be noted that the product renderings
illustrated herein take into account the Town’s current development standards and codes.
Figure 3-8: South St. Vrain Issues and Opportunities

Note:
developable
land is
impacted by
inundation /
drainage (See
Stormwater
Master Plan)
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Figure 3-9: South St. Vrain Accessory Dwelling Units
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Figure 3-10: South St. Vrain Small House Neighborhood
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Apple Valley
The vision for the Apple Valley Subarea is . . .
a natural residential setting, rural in character
and convenient to Town, yet sufficiently
separate to be peaceful. With features including
steep slopes, wildlife crossings, Boulder County
open space, and the North St. Vrain Creek
bisecting the area, any new improvements will
be context-sensitive (consistent in character,
design and intensity) and introduced in a
manner that preserves and protects the natural
environment.

A combination of physical conditions, parcel characteristics, land use
agreements and market opportunities informed components of a potential
development concept for the Subarea. Figure 3-11 and the discussion that
follows provide an overview of these considerations.
The discussion here highlights key components of a possible development
concept that might include:


Clusters of small lot housing products in locations with the fewest
number of impediments (e.g. migration corridors, floodplain and
wetlands, wildfire risk and conservation easements);



Traffic calming and parallel walkway/trail improvements on Apple
Valley Road; and



Utility infrastructure and associated facilities.

Apple Valley Public Desires/Concerns
 A St. Vrain Creek that is functionally, visually and aesthetically
a natural “wild” stream
 A restored river that is ecologically healthy and robust
riparian and aquatic ecosystem
 No artificial structures that inhibit natural flow
 No improvements that promote recreational usage
 Limit ingress and egress points to sites within the Town
boundaries
 Provide signage and promote “put-in” locations and water
use safety measures
 Town and County should adopt safe practice rules and
protections for natural areas
 No access to river from buyout parcels or other public
accommodations
 Establish private leases and corresponding maintenance of
buy-out parcels
 Restore areas damaged by flood
 Protect parcels lying within a critical wildlife habitat and
migration corridor
 Limit impact on portion of Subarea subject to steep slopes
and wildfire risk
 Protect archaeologically sensitive areas
 Plan for publicly-owned lands and easements that restrict
potential development within properties otherwise suitable
for residential
 Capacity of Apple Valley Road to accommodate additional
development density is a limiting factor
 Non-municipal levels of service and utilities, except water
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Properties located outside of the floodplain and beyond the US 36 highway corridor could accommodate development of residential products that
will diversify the existing building stock and advance key directives associated with the Town’s affordable housing objectives. Specific products with
near-term potential for development in the Apple Valley include small lot cottage homes and accessory units. The unconstrained land available
likely limits this type of development to smaller clusters of housing units, separated by open space and natural areas. Any development within the
floodplain should be limited to 1 dwelling unit/5 acres (A-1 Zoning District in the LMC). An additional challenge to providing affordable housing units
is the Subarea’s distance and relative isolation from Town services and amenities. A parcel that borders the subarea is owned and operated by
CDOT. This publicly-owned property could become part of a negotiation to free up this land for an affordable housing development.
As noted in Section 2, the Apple Valley Subarea has no access to municipal sewer. The Subarea could be gravity-fed to the Town’s wastewater
treatment facility and municipal infrastructure could follow the North St. Vrain Creek or Apple Valley Road. While the costs associated with these
extensions are not considered cost-prohibitive for typical public improvements, if they are made to only support market-rate residential
development, the resulting operating impact would likely be a detriment to the Town’s overall fiscal balance. Currently, there is limited support
amongst Apple Valley property owners for these improvements. In addition to the sewer extensions described above, corresponding traffic calming
and parallel walkway/trail improvements on Apple Valley Road would be needed to leverage the public’s commitment to the Subarea. A dedicated
pedestrian/bicycle path along Apple Valley Road would also reduce conflicts between automobiles and other users.

Figure 3-11 summarizes issues and opportunities associated with potential development in the Apple Valley Subarea. Figures 3-12 and 3-13
illustrate market-supportive real estate products that could be accommodated in the Subarea. It should be noted that the product renderings
illustrated herein take into account the Town’s current development standards and codes.
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Figure 3-11: Apple Valley Issues and Opportunities
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Figure 3-12: Apple Valley Accessory Dwelling Units
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Figure 3-13: Apple Valley Small House Neighborhood
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The Challenges
As within any planning area, there are potential challenges or “barriers to investment” that prevent or delay development in physically
constrained environments such as the LPPA. These challenges or “barriers” can be numerous and sometimes difficult to identify. Experience
has shown that they almost always fall into one of the following six categories: market, physical, financial, regulatory, political and
organizational. The analyses summarized herein indicate that, despite ample market opportunity in each of the three Subareas, physical,
financial, regulatory and political barriers exist at varying levels to potentially limit new development. These challenges are summarized below
by overall LPPA and for each Subarea. Note that several of the challenges are relevant to more than one Subarea.

Overall LPPA


Few contiguous acres under single ownership



Limited locations for viable commercial development



Public land (Town, County, Federal)



Cost of development given existing conditions



Impending fiscal imbalance given zoning of remaining
acres and parcels within Town



Affordable housing objectives

Eastern Corridor





Town Policies and Practices

•

standing water

•

•

irrigation laterals

Elements of Multi-Jurisdictional Agreements (IGA with
Boulder County)

•

conservation easements

•

topography

•

property access

•

threats from fire and flooding

•

boundaries

•

critical wildlife habitat

•

limits on land uses

•

natural landmarks

•

geological hazards

Existing and Proposed Locations of Public Facilities
•



5-acre vote on potential annexations

public works (new)



Limited Net Developable Acres (due to)

Resources available to assist with development financing
“gaps”

•

•

floodplains and floodways

Tax Increment Financing (TIF) boundaries
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South St. Vrain






Town Policies and Practices



Limited Net Developable Acres (due to)

•

5-acre vote on potential annexations

•

floodplains and floodways

•

agreements with individual property owners

•

irrigation laterals

•

rezoning of parks and open space vote

•

conservation easements/deed-restrictions

Elements of Multi-Jurisdictional Agreements (IGA with
Boulder County)

•

threats from fire and flooding

•

critical wildlife habitat

•

•

geological hazards

limits on land uses

Existing and Proposed Locations of Public Facilities
•



Lack of Municipal-level Utilities/Infrastructure

school ballfields

Apple Valley




Town Policies and Practices

•

topography

•

•

threats from fire and flooding

Elements of Multi-Jurisdictional Agreements (IGA with
Boulder County)

•

critical wildlife habitat

•

geological hazards

Limited Net Developable Acres (due to)

•

buy-out properties

5-acre vote on potential annexations

•

floodplains and floodways



Lack of Municipal-level Utilities/Infrastructure

•

standing water



Resources

•

irrigation laterals

•

conservation easements

•

Publicly-owned buy-outs, which carry restrictions on
ownership and land use

The development concepts presented earlier can only be accommodated if these barriers are removed, overcome or mitigated in some way to
“ready the environment” for additional investment.
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The Impacts
Over the past decade, community planning efforts have increasingly considered the impacts of land use mix on municipal operating revenues
and expenditures. Consideration of these “fiscal” implications ensures that the community “vision” is grounded in market and economic reality
and the Town’s future fiscal health or “balance” is maintained. The fiscal analysis is also designed to educate community stakeholders as to the
fiscal implications of land use decisions and explain the relationship between revenue generation and service costs.
As part of the LPPA Master Plan process, a fiscal analysis was conducted for the potential build-out of the LPPA’s current undeveloped property.
The fiscal impact analysis considered a 20-year market cycle and focused on the Town’s operating revenues and expenditures and how they
would be affected by the market-supported level of development over that period.

Background
A community’s fiscal environment can be described as a “three-legged” stool, balancing nonresidential development, municipal services and
amenities, and residential development. The first “leg” of the stool -- nonresidential development -- provides the majority of revenues
(property, sales and use tax) to support municipal services. Municipal services and amenities -- the second “leg” -- attract residents and
maintain their quality of life. The third “leg” -- residential development -- generates the spending and employees to support nonresidential
businesses. In order for a community to operate in a fiscally sound manner, this balance must continually be maintained, especially through
changing economic cycles. A community’s return on investment from development growth is largely determined by this balance.
As Lyons continues to evolve as a community the Town recognizes the need for additional revenue-generating, nonresidential development to
offset the costs of providing a high level of service and amenities to its residents.

Methodology
An analysis of potential long-term fiscal operating impacts was completed at a macro level to determine the ability to generate a balance
between revenues and expenditures. General assumptions used in the fiscal analysis included:



The Town of Lyons’ current budget (2015) reflects a reasonable balance between revenues and expenditures.
Future revenues (taxes and fees) are based on current (2016) market values for various development types (housing, retail, office,
industrial, other).
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Future expenditures are based on current (2016) service costs per capita, including residents and employees.

The fiscal impact analysis consisted of the following components:


Development Program resulting from the 20-year growth projections



Buildout of residential (single family and multifamily) and non-residential (retail, office and industrial) land uses



Mix of land uses





•

Overall balance between residential and nonresidential development

•

Development timing and absorption of uses (relates to market factors)

•

Location and direction of development

•

Efficiency of infrastructure to support development

•

Value of new development (on a per unit or per square foot basis)

•

Considers fiscal operating revenues/expenses only (general fund)

Fiscal Revenue Estimates
•

Tax revenues (property, sales, use)

•

Franchise fees

•

Licenses and permits

•

Fees and charges

•

Fines and forfeitures

•

Other revenues

Service Cost Estimates
•



Calculated on a per capita basis, including both residents and employees

Net Fiscal Surplus/Deficit
•

Difference between anticipated fiscal revenues and service costs

In completing the fiscal analysis, the following information was obtained and analyzed:
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Market, economic and fiscal information from Town staff;



Secondary research related to the real estate development industry; and



Data regarding local market conditions from area property managers, brokers, appraisers and other real estate professionals.

The following summarizes the fiscal analyses completed for 4 scenarios:


Vacant and Zoned Land Remaining in Town



Eastern Corridor Subarea build-out



South St. Vrain Subarea build-out



Apple Valley Subarea build-out
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Vacant and Zoned Land Remaining in Town
In order to evaluate the Town’s short-term fiscal balance, an initial
analysis was completed to show the fiscal impact of the Town’s buildout under current zoning. Table 3-2 summarizes the Town’s remaining
vacant land by zoning category and the potential level of development
that could occur at build-out. Based on this level of potential
development, Table 3-3 shows the revenue that could be generated for
the Town.

Table 3-2
Potential Development – Town Build-out
Potential Development
Acres
Units*
Sq Ft*
44.8
9
0
5.2
0
0
20.6
62
0
0.7
6
0
0.1
1
0
0.6
0
6,534
0.1
0
1,089
72.1
77
7,623

Zoning Category
A-1
A-2
R-1
R-2
R-2A
B
CD
Total

*Based on following densities:
A-1
0.2
R-1
3
R-2
8
Commercial
25%

units/acre
units/acre
units/acre
building to land ratio

Table 3-3
Town Build-out – Revenue Generation

Product Type
Residential:
Single Family Detached
Townhome/Condo
Apartments
Non-Residential:
Retail/Service
Employment (Office/Industrial)

Town of Lyons
Added Taxable
Added Property Tax
Value @ Buildout
Revenue
$2,816,248
$140,096
$0

$44,204
$2,199
$0

$265,280
$132,640
Property Tax*
Sales Tax**
Total Tax Revenues
Other Revenues ***
Total Revenues

$4,164
$2,082
$52,649
$22,869
$75,518
$43,711
$119,228

* based on City .015696 property tax rate.
** based on estimated retail sales of $250 per square foot and 2% sales tax rate.
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The level of potential development shown in Table 3-2 will also generate service costs to the Town. Table 3-4 shows the relationship between
these revenues and expenditures, which results in a net deficit for the Town. The anticipated net deficit generated by development of the
Town’s remaining vacant land is an indication of how tenuous the Town’s fiscal balance remains. The consideration of the LPPA as a potential
expansion of the Town’s boundaries presents opportunities for revenue-generating land uses to address this potential imbalance.
Table 3-4
Town Build-out – Net Fiscal Impact
New Residents/Employees
Residents
Retail Employees
Office/Industrial Employees
Total

Town of Lyons
227
11
10
249

Resident/employee estimates based on:
Single Family Detached
Townhome/Condo
Apartments
Retail
Office/Industrial

Net Surplus/Deficit
Product Type
Residents
Retail Employees
Office/Industrial Employees

3.0
2.3
1.8
400
300

household size
household size
household size
Sq Ft per Employee
Sq Ft per Employee

Town of Lyons
Added Residents /
Added Annual
Employees
Service Costs*
227
$166,785
4
$2,800
3
$2,489
Total Service Costs
$172,075
Total Revenues
$119,228
Total Surplus/Deficit
-$52,846
% Surplus/Deficit
-31%

*based on 2015-2016 general fund expenditures per capita of $735.
Note: Service cost impacts of employees estimated at 1/3 of residents.
Source: Ricker│Cunningham.
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Eastern Corridor Build-out
Based on the LPPA market analysis, Table 3-5 summarizes the potential build-out of the Eastern Corridor Subarea.
Table 3-5
Potential Eastern Corridor Build-out
Land Use Type
Residential (Units):
Single Family Detached
Townhome
Apartments
Residential Total
Non-Residential (Sq Ft):
Retail/Service
Employment (Office/Industrial)
Non-Residential Total

Trade Area Demand
(20-yr)

Eastern Corridor
Planning Area
Market Share

Estimated
Absorption

15,300
5,100
9,300
29,700

1.0%
1.0%
1.0%
1.0%

153
51
93
297

3,500,000
13,900,000
17,400,000

2.0%
1.5%
1.6%

70,000
208,500
278,500

Based on this level of potential development, Table 3-6 shows the revenue that could be generated for the Town.
Table 3-6
Eastern Corridor Build-out – Revenue Generation
Product Type
Residential:
Single Family Detached
Townhome
Apartments
Non-Residential:
Retail/Service
Employment (Office/Industrial)

Eastern Corridor Planning Area
Added Taxable
Added Property Tax
Value @ Buildout
Revenue
$6,089,400
$1,116,390
$1,480,560

$95,579
$17,523
$23,239

$4,060,000
$9,069,750
Property Tax*
Sales Tax**
Total Tax Revenues
Other Revenues ***
Total Revenues

$63,726
$142,359
$342,426
$350,000
$692,426
$192,930
$885,355

* based on City .015696 property tax rate.
** based on estimated retail sales of $250 per square foot and 2% sales tax rate.
***based on 2015 general fund revenues from permits, fees, licenses, fines, etc. -- per capita of $187.
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The level of potential development shown in Table 3-5 will also generate service costs to the Town. Table 3-7 shows the relationship between
these revenues and expenditures, which results in a net surplus for the Town.

Table 3-7
Eastern Corridor Build-out – Net Fiscal Impact
Eastern Corridor
Planning Area
744
175
695
1,614

New Residents/Employees
Residents
Retail Employees
Office/Industrial Employees
Total
Resident/employee estimates based on:
Single Family Detached

3.0 household size

Townhome

2.3 household size

Apartments

1.8 household size

Retail

400 Sq Ft per Employee

Office/Industrial

300 Sq Ft per Employee

Net Surplus/Deficit
Product Type
Residents
Retail Employees
Office/Industrial Employees

Eastern Corridor Planning Area
Added Residents /
Added Annual
Employees
Service Costs*
744
$546,423
58
$42,860
232
$170,214
Total Service Costs
$759,496
Total Revenues
$885,355
Total Surplus/Deficit
$125,859
% Surplus/Deficit
17%

*based on 2015-2016 general fund expenditures per capita of $735.
Note: Service cost impacts of employees estimated at 1/3 of residents.
Source: Ricker│Cunningham.

The anticipated net surplus generated by development of the Eastern Corridor Subarea has the potential to assist in “correcting” the Town’s
current imbalance between residential and nonresidential development.
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South St. Vrain Build-out
Based on the LPPA market analysis, Table 3-8 summarizes the potential build-out of the South St. Vrain Subarea.
Table 3-8
Potential South St. Vrain Build-out
Land Use Type

Trade Area Demand
(20-yr)

South St. Vrain
Planning Area
Market Share

Estimated
Absorption

15,300
5,100
9,300
29,700

0.4%
1.2%
0.0%
0.4%

60
60
0
120

3,500,000
13,900,000
17,400,000

0.0%
0.0%
0.0%

0
0
0

Residential (Units):
Cottage Home
Townhome/Rowhome
Apartments
Residential Total
Non-Residential (Sq Ft):
Retail/Service
Employment (Office/Industrial)
Non-Residential Total

Based on this level of potential development, Table 3-9 shows the revenue that could be generated for the Town.
Table 3-9
South St. Vrain Build-out – Revenue Generation
Product Type
Residential:
Cottage Home
Townhome/Rowhome
Apartments
Non-Residential:
Retail/Service
Employment (Office/Industrial)

South St. Vrain Planning Area
Added Taxable
Added Property Tax
Value @ Buildout
Revenue
$1,432,800
$1,194,000
$0

$22,489
$18,741
$0

$0
$0
Property Tax*
Sales Tax**
Total Tax Revenues
Other Revenues ***
Total Revenues

$0
$0
$41,230
$0
$41,230
$59,351
$100,582

* based on City .015696 property tax rate.
** based on estimated retail sales of $250 per square foot and 2% sales tax rate.
***based on 2015 general fund revenues from permits, fees, licenses, fines, etc. -- per capita of $187.
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The level of potential development shown in Table 3-8 will also generate service costs to the Town. Table 3-10 shows the relationship between
these revenues and expenditures, which results in a net deficit for the Town.
Table 3-10
South St. Vrain Build-out – Net Fiscal Impact
South St. Vrain
Planning Area
318
0
0
318

New Residents/Employees
Residents
Retail Employees
Office/Industrial Employees
Total
Resident/employee estimates based on:
Cottage Home

3.0 household size

Townhome

2.3 household size

Apartments

1.8 household size

Retail

400 Sq Ft per Employee

Office/Industrial

300 Sq Ft per Employee

Net Surplus/Deficit
Product Type
Residents
Retail Employees
Office/Industrial Employees

South St. Vrain Planning Area
Added Residents /
Added Annual
Employees
Service Costs*
318
$233,646
0
$0
0
$0
Total Service Costs
$233,646
Total Revenues
$100,582
Total Surplus/Deficit
-$133,064
% Surplus/Deficit
-57%

*based on 2015-2016 general fund expenditures per capita of $735.
Note: Service cost impacts of employees estimated at 1/3 of residents.
Source: Ricker│Cunningham.

The anticipated net deficit generated by development of the South St. Vrain Subarea would potentially add to the Town’s fiscal imbalance,
primarily due to the lack of market-supportable nonresidential development.
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Apple Valley Build-out
Based on the LPPA market analysis, Table 3-11 summarizes the potential build-out of the Apple Valley Subarea.
Table 3-11
Potential Apple Valley Build-out
Land Use Type

Trade Area Demand
(20-yr)

Apple Valley
Planning Area
Market Share

Estimated
Absorption

15,300
5,100
9,300
29,700

0.3%
0.2%
0.0%
0.2%

41
9
0
50

3,500,000
13,900,000
17,400,000

0.0%
0.0%
0.0%

0
0
0

Residential (Units):
Small Lot Single Family
Townhome/Rowhome
Apartments
Residential Total
Non-Residential (Sq Ft):
Retail/Service
Employment (Office/Industrial)
Non-Residential Total

Based on this level of potential development, Table 3-12 shows the revenue that could be generated for the Town.
Table 3-12
Apple Valley Build-out – Revenue Generation
Product Type
Residential:
Small Lot Single Family
Townhome/Rowhome
Apartments
Non-Residential:
Retail/Service
Employment (Office/Industrial)

Apple Valley Planning Area
Added Taxable
Added Property Tax
Value @ Buildout
Revenue
$979,080
$179,100
$0

$15,368
$2,811
$0

$0
$0
Property Tax*
Sales Tax**
Total Tax Revenues
Other Revenues ***
Total Revenues

$0
$0
$18,179
$0
$18,179
$26,820
$44,999

* based on City .015696 property tax rate.
** based on estimated retail sales of $250 per square foot and 2% sales tax rate.
***based on 2015 general fund revenues from permits, fees, licenses, fines, etc. -- per capita of $187.
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The level of potential development shown in Table 3-11 will also generate service costs to the Town. Table 3-13 shows the relationship between
these revenues and expenditures, which results in a net deficit for the Town.

Table 3-13
Apple Valley Build-out – Net Fiscal Impact
Apple Valley
Planning Area
144
0
0
144

New Residents/Employees
Residents
Retail Employees
Office/Industrial Employees
Total
Resident/employee estimates based on:
Single Family Detached

3.0 household size

Townhome

2.3 household size

Apartments

1.8 household size

Retail

400 Sq Ft per Employee

Office/Industrial

300 Sq Ft per Employee

Net Surplus/Deficit
Product Type
Residents
Retail Employees
Office/Industrial Employees

Apple Valley Planning Area
Added Residents /
Added Annual
Employees
Service Costs*
144
$105,581
0
$0
0
$0
Total Service Costs
$105,581
Total Revenues
$44,999
Total Surplus/Deficit
-$60,583
% Surplus/Deficit
-57%

*based on 2015-2016 general fund expenditures per capita of $735.
Note: Service cost impacts of employees estimated at 1/3 of residents.
Source: Ricker│Cunningham.

The anticipated net deficit generated by development of the Apple Valley Subarea would potentially add to the Town’s fiscal imbalance,
primarily due to the lack of market-supportable nonresidential development.
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Summary
The fiscal analysis highlights how critical land use decisions are to a community’s financial well-being. The ability to effectively balance revenues
and expenditures will ensure that residents will continue to enjoy quality municipal services and community amenities. This analysis has shown
that the Town’s future short-term land use mix will likely result in a net deficit for the Town, in terms of operating revenues and expenditures.
Of the three Subareas that compose the LPPA, only the Eastern Corridor provides an opportunity to accommodate revenue-generating land uses
designed to maintain the Town’s long-term fiscal health. Lastly, the analysis can be utilized as a tool to measure impacts from development/
redevelopment projects as they come forward. In this way, the Town will be able to “benchmark” revenue and expenditure impacts on a
periodic basis.
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Section 4:

Implementation
The Town’s ability to successfully navigate through the annexation and development process will be dependent upon an awareness of existing
conditions and understanding of desired outcomes -- collectively tempered with market realities. Major components of the approach include:


Vision for each Subarea (presented in Section 3)



Potential Challenges or “Barriers to Investment” that might limit development opportunities in the LPPA



Parameters for land use decisions throughout the LPPA, referred to herein as Guiding Principles



Identification of Strategic Public Initiatives necessary to catalyze private development and leverage public improvements

Development in the Planning Area is anticipated to occur at modest levels over multiple decades based on numerous findings identified during
the planning process and presented in previous sections of this Master Plan. Issues that will delay and temper annexation and development
requests can generally be organized under the following topics: market, physical, financial, regulatory and political. While many of the issues or
conditions within these categories could serve to catalyze investment, others will pose barriers. Based on input received during the planning
process, property and business owners within and outside the Town boundaries have opinions on both sides of the growth debate. Pros and
cons of annexation identified during the planning process include:
Pros




Cons





Access to municipal-level services and amenities
Greater access to elected representatives
Increase in non-residential development to enhance Town’s fiscal “balance”
Address deficit in affordable and attainable housing
Loss of rural density and lifestyle
Increased service costs associated with new residential development
Higher property taxes for Town residents
Impacts to wildlife corridors/diminished environmental value

4-1 | P a g e

LYONS PRIMARY PLANNING AREA MASTER PLAN
The information that follows includes:


a summary of challenges or barriers to investment;



a list of guiding principles for use by appointed and elected officials;



key findings that informed the planning concepts and recommended actions; and



a discussion of those initiatives the Town should take in order to “ready the environment” for the type, character, quality and intensity
of development that most closely aligns with the stated vision and objectives for each of the Subareas and the LPPA as a whole.

Lyons’ leadership understands the decision to apply for annexation is a discretionary one left to individual property owners. Likewise, the Town
has full discretion on whether or not an annexation petition is approved. Actions by the Town to improve investment conditions will not
necessarily or retroactively result in an increase in the number of these requests.

Challenges or “Barriers to Investment”
As detailed in Section 3, there are potential challenges or “barriers to investment” that prevent or delay development in physically
constrained environments such as the LPPA. These challenges or “barriers” can be numerous and sometimes difficult to identify. Experience
has shown that they almost always fall into one of the following six categories: market, physical, financial, regulatory, political and
organizational. The analyses summarized herein indicate that despite ample market opportunity in each of the three Subareas physical,
financial, regulatory and political barriers exist at varying levels and potentially limit opportunities for new development.
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Guiding Principles
Guiding Principles are defined as. . .
“representing a broad philosophy that guides an organization or entity throughout its life in all circumstances,
irrespective of changes in its goals, strategies or leadership at any level. In this application, they should be considered in
instances where there is ambiguity between a specific land use or zoning request and the stated intent of a subarea
development concept; as well as when considering an appropriate role for the Town when partnering to advance priority
projects.”
While the purpose of this Master Plan is to inform land use decisions in the LPPA, it is a policy rather than a regulating document. As such,
additional resources are needed to protect the vision and ensure alignment among the Town’s regulating documents, particularly those that will
inform development within its boundaries. Before any inconsistencies or gaps in the municipal code can be addressed, appointed and elected
officials should rely on the intentions expressed herein, along with the parameters or guiding principles that are intended to serve as a reference
for sound decision-making.
1. Planning and development will consider the value and significance of existing improvements and homes.
2. Land uses and product types will advance the Town’s goal for a more diverse economy (as expressed in the 2010 Comprehensive Plan).
3. New housing in the Planning Area will address the needs of residents at different life stages and income levels.
4. Investment will be high quality, distinctive, context-sensitive and consistent with the community’s existing character.
5. Mobility improvements in the Area will be both vehicular and non-vehicular and will connect to activity centers within the town.
6. Development will balance growth through efficient development partners.
7. The scale of development will balance economic feasibility with environmental sensitivity and its physical context.
8. Natural and open spaces will be integrated into new developments yet protected from potential adverse impacts.
9. The Town will partner with private owners and other property interests in delivering desired capital and infrastructure improvements to the
Area.
10. Commercial and primary employment uses will be pursued in the near-term and encouraged to locate within the US 36 / CO 66 corridor.
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Strategic Public Initiatives
Strategic Public Initiatives are intended to. . .
reinforce their respective goal and identify essential elements of the community “infrastructure” necessary for effective decisionmaking related to land use, capital investments and available resources.
The Framework Plan described in Section 3 illustrates a potential desired outcome for the LPPA and the three Subareas. Inherent in the Plan for
land uses, products and improvements is the assumption that certain strategic initiatives will be advanced that effectively foster a favorable
environment for development. These initiatives or actions are both LPPA-wide and subarea-specific and are intended to address all categories of
conditions that pose either barriers to, or opportunities for, investment.
1. Evaluate the “5-acre vote” in light of current market conditions and findings from this work associated with the Town’s fiscal health and
limited inventory of viable development sites.
2. Explore amending specific elements of the existing IGA between Boulder County and the Town of Lyons, particularly the boundaries of the
Planning Area and the conversion of property used for access to a conservation easement.
3. Consider a requirement to retroactively include annexed areas in the recently completed Lyons Urban Renewal Plan Area. This financing
mechanism could be used to assist in future public improvements.
4. Establish a policy that requires that affordable housing units and
projects be dispersed throughout the Planning Area and located in
appropriate locations depending on their targeted market.
5. While Lyons has already addressed zoning needs for the LPPA through
the addition of the Commercial Eastern Corridor (CEC) and Planned
Unit Development – Mixed Use (PUD-MU) districts to the Lyons
Municipal Code, the Town should continue to monitor prohibited uses
and maintain flexibility as new market opportunities emerge.
6. Review existing design and development guidelines in light of desired
development in the Planning Area and if necessary, amend them to

Urban Renewal

Urban renewal allows the Town, through its urban renewal
authority, to provide a financing mechanism (tax increment
financing, or TIF) to fund improvements for the public benefit in
areas where blighting conditions exist. In December 2015, the
Lyons Board of Trustees adopted the Lyons Area Urban Renewal
Plan, which established the Lyons Urban Renewal Area.
Properties within the LPPA are not currently within the Town
boundaries, and as such, are not included in the Urban Renewal
Area. However, annexed properties could be added to the
existing Urban Renewal Area through an amendment to the
Urban Renewal Plan.
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reflect market realities and protect the expressed vision.
7. Consider using the Urban Renewal Authority as a vehicle to acquire and position properties for development by private entities, as well as
finance capital improvements.
8. Work with the City of Longmont to enhance fiber optic access and high-speed internet service to attract businesses to the Eastern
Corridor.
9. Consider limiting development of residential units within properties located adjacent to the SH 66 corridor, except those physically
integrated into a shared structure with other non-residential uses.
10. Optimize opportunities for revenue-generating, non-residential land uses in order to enhance the Town’s fiscal balance.
11. Work with County representatives to resolve conflicting information regarding the status of CR 69 as either a private access or public
roadway.
12. Maintain information regarding annexation processes and legal requirements (restrictions on flagpole annexations, five-acre rule, others)
prepared in the context of this planning initiative on the Town’s website in an effort to continue educating the community and other
stakeholders.

Conclusion
While this Master Plan is the “roadmap” for advancing the vision for the LPPA, ensuring that development and redevelopment are accomplished
in a way that balances private investment objectives with social and environmentally sustainability will require alignment with all Town
regulations, resources, and incentives. The concepts and strategies presented herein are intended to inform private and public decisions
regarding the future use of properties in the LPPA. Each one is based on a realistic understanding of conditions and intended to be responsive to
the needs and desires of resident, business and property interests. Each Subarea, along with the natural and manmade amenities and resources
within them, represent the community’s “portfolio of assets,” which collectively should be protected and leveraged when promoting the
community and pursuing desired development.
As explained earlier, the Master Plan’s purpose is to serve as the guidepost for strategic initiatives that will likely take several years and even
decades to implement. Given the cyclical nature of markets, it should be revisited on a regular basis and amended if and when deemed
necessary. Its perceived and real success will depend on committed on-going leadership, collaboration between the Town and its advocacy
partners and continued communication with the community at-large.
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Apple
Valley
acquired
properties
10 properties | approx. 27 acres

2/7/2020

1

Acquired Properties
Background
1.

2012 County-Town IGA identified
municipal influence areas as growth for
the Town. County agreed to not
designate open space in the area
without Town approval.

2.

2013 flood devastated Apple Valley
destroying many homes

3.

With Federal grants, the County
purchased and remediated properties in
Apple Valley destroyed in the 2013 flood,
with deed restrictions

4.

In 2016 The Town Primary Planning Area
Master Plan established a vision for the
Apple Valley subarea

5.

2016 the Town and County entered an
agreement for the County to offer them
to the Town once remediated

6.

The Planning and Community
Development Commission is making a
recommendation to the Board of
Trustees with recommendations from
the public. The Ecology Board and the
Parks and Recreation Commission
2/7/2020

A vision for the Apple Valley subarea… a natural residential setting, rural
in character and convenient to Town, yet sufficiently separate to be
peaceful. With features including steep slopes, wildlife crossings, Boulder
County open space, and the North St. Vrain Creek bisecting the area, any
new improvements will be context-sensitive (consistent in character,
design and intensity) and introduced in a manner that preserves and
protects the natural environment.
2

Assumptions
1.

Parcels have significant flooding risk

2.

Parcels have deed restrictions – can only be
used consistent with conservation and open
space

3.

Parcels have significant liabilities
(maintenance cost 50-100 k, flooding,
vagrant, trespass, fire, etc.)

4.

If not transferred County may close public
access and look for other partners

2/7/2020

3

Planning and Community
Development Criteria
1.

Size

2.

Minimal impact to neighbors

3.

Quality and length of river access /
frontage

4.

Ease of pedestrian / bike access

5.

Potential for neighbor leasing

6.

Proximity to Lyons

7.

Below the blue line

8.

Recreation amenities

9.

Potential for expense offset with revenue
generation

10. Annexation contiguity

2/7/2020

4

384 Apple Valley Road (Spychalla)
• 2.46 Acres
• Below blueline
• Access to new water line
and loop
• River frontage ~ 115 ft
• FEMA

2/7/2020

5

608 Apple Valley Road (Stewart)
•
•
•
•
•

2/7/2020

.26 Acres
BOCO ROW
Below blueline
River frontage ~ 0 ft
FEMA

6

628 Apple Valley Road (Curry)
•
•
•
•

1.18 Acres
BOCO ROW
Below blue line
Access to new water line and
loop
• River frontage ~ 100 ft
• FEMA

2/7/2020

7

1002 Apple Valley Road (Rivers)
• .44 Acres
• BOCO Creek restoration,
maintenance
• Below blueline
• River frontage ~ 0 ft
• FEMA

2/7/2020

8

18976 N. St. Vrain (Mayes)
•
•
•
•
•
•

2/7/2020

7.13 Acres
BOCO ROW
Below blueline
Contiguity with Rivers
River frontage ~ 1000 ft
FEMA

9

18972 N. St. Vrain (Casey)
•
•
•
•
•

2/7/2020

3.78 Acres
Below blueline
River frontage ~ 500 ft
Contiguity with Mayes
FEMA

10

18306 St. Vrain (Girl Scouts of Colorado)
•
•
•
•

2/7/2020

5.98 Acres
Above blueline
River frontage ~ 100 ft
FEMA

11

18468 N. St. Vrain (Boland)
•
•
•
•

2/7/2020

1.91 Acres
Above blueline
River frontage ~ 100 ft
CDBG-DR

12

18522 N. St. Vrain (Chavez)
•
•
•
•

2/7/2020

1.9 Ac res
Above blueline
River frontage ~ 100 ft
FEMA

13

18762 N. St. Vrain (Wilson)
•
•
•
•

2/7/2020

.63 Acres
Above blueline
River frontage ~ 100 ft
FEMA

14

Your comments are important to the
PCDC
1. Posters are for public comments

Feedback from participants:

2. Paper is for confidential comments

 Would you prefer the Town of Lyons own the
parcel? If so why?

3. Please specify if your comments are for
 Describe how you see the acquired parcels
a particular parcel by name or address
being managed.

4. Town residents please use GREEN
 What uses do you prefer? Are they particular to
sticky’s and GREEN paper to comment one parcel?
5. County residents please use ORANGE
sticky’s and ORANGE paper to
comment

2/7/2020

15

Town of Lyons Buyout Property Citizens Comment Boards
Monday, January 27, 2020

Chavez
18522 N. St. Vrain Drive
Stewart
608 Apple Valley Road
Wilson
18762 N. St. Vrain Drive
Spychalla
384 Apple Valley Road

Sell or Long Term Lease to Neighbors
No Public Access
Lease Back to Neighbors
We have the jumping mouse and it's endangered
Sell or Long Term Lease to Neighbors
Sell to Neighbors
Sell to Neighbors

Sell or Lease to Neighbors
No Public Access
Lease to Neighbors

Mayes
18976 N. St. Vrain Drive

No Parking
No Camping
No Spraying
Lease to Neighbors
Conservation, no recreation, Stop assuming land has been bought

Casey
18972 N. St. Vrain Drive

Sell or lease to neighbors
Sell to neighbors
Questions About Liability
I want to leave I have been maintaining, weeding and debris

Boland
18469 N. St. Vrain Drive

No Public Access
Lease to Neighbors
Sell or Lease to Neighbors

Rivers
1002 Apple Valley Road

Sell or Lease to neighbors
Sell to Neighbors

Girls Scouts of Colorado
18306 N. St. Vrain Drive

Sell or Lease to neighbors
Sell to Neighbors

Stewart
608 Apple Valley Road

No Grazing
No Parking Access
Do Not Sell to Neighbors
No Public Access
Leave Wild, Please No Fences
Neighbors Must be alerted to potential sale, and input must be considered
Sell or Long Term Lease to Neighbors
Absolutely No Grazing due to Nitrogen in River
No Public Access

No Grazing
No Camping
No Tee Pees, Tiny Houses, Yurts, Etc.
No Temporary or Permanent Structures

Comments Re Apple Valley Buy-out Properties
1) These properties generate liability for Lyons, Me & Emergency responders
2) Tubing is dangerous post flood
a. Who maintains river safety?
b. Waterfalls
c. Rebuilt with obstacles
d. Root woda
e. Hypothermia
3) Emment legal decision applies to tubers recect federal rulings support Emmert.

Richard Dean
556 & 488 Apple Valley Road
Lyons, CO
303-823-6388
Jan. 27, 2020

Town of Lyons Buyout Property
Monday, January 27, 2020

SIGN IN SHEET
Name/Address

Larry Quinn
83 County Road 69
Lyons, Co 80540
Jeff & Tina Baurick
18424 N. St. Vrain Drive
Lyons, Co 80540
Sally & John King
618 Apple Valley Road
Lyons, Co 80540
Monica & Ron McGuckin
558 Apple Valley Road
Lyons, Co 80540
Bill Cronin
Amy Natho
19374 N St. Vrain Drive
Lyons, Co 80540
Greg Lowell
411 Raymond Ct.
Lyons, Co 80540
Richard Dean
556 Apple Valley Road
Lyons, Co 80540
Matt Rooney & Andy Torres
1636 Apple Valley Road
Lyons, Co 80540
James McCain
18564 N. St. Vrain Drive
Lyons, Co 80540
Mike Whipp & Betsy Burton
1308 Apple Valley Road
Lyons, Co 80540
Bob & Nancy Noyes
953 Apple Valley Road

Phone

e-mail

Lyons, Co 80540
Doug Darcey
107 County Road 69
Lyons, Co 80540
Kurt Carlson
968 Steamboat Valley Road
Lyons, Co 80540
Laura Mayo
732 Apple Valley Road
Lyons, Co 80540
Parker Johnson
382 Apple Valley Road
Lyons, Co 80540
Sara Plavidal
1020 Apple Valley Road
Lyons, Co 80540
Ken Singer & Sandy Spellman
850 Apple Valley Road
Lyons, Co 80540
Jeff & Mary Lambert
Mark Baker
705 Apple Valley Road
Lyons, Co 80540
James & Betsy McBride
657 Apple Valley Road
Lyons, Co 80540
Marc Mayo
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191 Un i ve r si t y B l vd # 678
D e nve r, CO 8 020 6
650 - 892- 9143

2 | Request for Proposals: Review and Facilitation of Downtown Design Guidelines - The Town of Lyons, Colorado

December 6, 2019
Mr. Paul Glasgow, Director of Community Development / Town Planner
Town of Lyons
PO Box 49, Lyons, CO 80540
Email: pglasgow@townoflyons.com
Phone: 303-823-6622 x25

191 University Blvd #678
Denver, CO 80206
samantha@mettaurbandesign.com
650-892-9143

RE: Request for Proposals: Downtown Design Guidelines
Dear Mr. Paul Glasgow and Selection Committee,
On behalf of Metta Urban Design (MUD), I am pleased to present you with a response to the Request for Proposals: Review and Facilitation of
Downtown Design Guidelines. As owner and sole employee of MUD, I enjoy a “hands on” approach to every project I take on, and my background
in urban design, planning, regulatory illustration, stakeholder engagement, historic preservation, and project management sets me up to lead this
project to a successful outcome.
I look for opportunities to work in areas like downtown Lyons, Colorado. Areas that are ready for strong design guidance in order to protect the
assets that the community values and to guide growth in a way that is consistent with these values. I specialize in urban design projects requiring
a high level of visualizations, and my ability to simply and clearly illustrate standards and guidelines has enabled me to develop several successful
design guidelines throughout Colorado and the country. Since draft design guidelines already exist, I am confident that we can quickly develop an
illustrative and user-friendly draft, engage stakeholders in a discussion about the draft content, and arrive at a final document for adoption. To pull
this off, a technical understanding of design guidelines and the implementation process is needed, as well as an ability to explain these topics to
stakeholders, a sophisticated graphic eye, and a proven track record of creating user friendly documents. MUD is just the firm to lead this project.
My holistic approach to planning and urban design, coupled with my sophisticated and engaging graphic style and my emphasis on meaningful
stakeholder engagement, sets Metta Urban Design apart from other consultants. My experience crafting custom design standards and guidelines
and providing illustrations for other regulatory documents is extensive, and my most recent work includes:
■■ Creating new Architectural Standards and Design Guidelines for Olde Town Issaquah, Washington, a small mountain town outside of Seattle;
■■ Illustrating and refining zoning standards for Canon City, Colorado as part of the new Riverfront Mixed Use Zone District;
■■ Creating new design guidelines for Denver’s historic Five Points Landmark District and for Denver’s historic National Western Center campus;
■■ Reviewing and improving the usability of Golden, Colorado’s zoning code; and
■■ Illustrating other regulatory efforts for the City and County of Denver, including the Downtown Denver Design Guidelines, as part of an on-call
contract to create graphics for design standard and guidelines, zoning, and small area plans.
I have directly relevant planning experience in mountain communities and the Front Range, and my graphic style, urban design expertise, and
stakeholder engagement experience is unmatched. I’ve lead community meetings, technical working groups, and design charrettes across the
country, and engaging stakeholders in the urban design process is central to every project I take on. My emphasis on engaging stakeholders
coupled with my exceptional graphic skills is what sets me apart from other consultants, and my ability to create beautiful, easy to understand, and
implementable design guidelines, combined with my elegant graphic style, straightforward document organization, informed design analysis,
engaging facilitation style, and strong project management skills, will be a valuable asset to Lyons. I look forward to the opportunity to assist you in
finalizing the Downtown Design Guidelines.
The following proposal is organized based on the requirements stated in the RFP, and responses to the enumerated list of requirements are found
in Part 1. I also included a specific scope of work that describes MUD’s level of effort and work included in this proposal, which can be found in Part
2. Finally, Part 3 includes summaries of projects I’ve worked on in recent years and is meant to illustrate the quality, extent, and breadth of my work.
As per the RFP, this proposal is valid for 60 days.
If you have any questions about this proposal, or would like additional information, please do not hesitate to reach out to me at 650-892-9143 or
via email at samantha@mettaurbandesign.com. Thank you very much for your consideration, and I look forward to hearing from you regarding your
selection.
Respectfully,

Samantha Suter, Owner of Metta Urban Design

PART 1:

Submission Requirements

1. Provide the name and basic
information of the consulting firm
submitting the proposal.
Metta Urban Design
Metta Urban Design LLC (MUD) is a boutique, woman-owned design firm specializing
in implementation-ready, community-oriented planning, urban design and landscape
architecture. Our work focuses on building strong communities through innovative
yet implementable solutions, and our experience includes crafting design standards
and guidelines, illustrating form-based codes, facilitating community and stakeholder
engagement, and developing a wide range of plans, including small area plans,
comprehensive plans, street typologies and multimodal studies, signage and
wayfinding plans, public art programs and installations, streetscape design, urban
forestry standards, green infrastructure policy, and park master plans.

CORE SERVICES
■■ Urban Design, Landscape Architecture
and City Planning
■■ Design Standards and Guidelines
■■ Participatory Planning and Community
Engagement
■■ Form-Based Code Illustrations, Incentive
Zoning and Zoning Assessments
■■ 3D Modeling, Conceptual Renderings,
Visualizations and Infographics
■■ TOD Typologies and Station Area Plans

OFFICE LOCATION
■■ 191 University Blvd #678
Denver, CO 80206

CONTACT

In all of our work, we are committed to providing exceptional graphics, high quality
deliverables, and well managed projects. We excel in participatory planning, which
goes beyond merely “checking the box” of public engagement. We create a meaning
role for stakeholders and take pride in how we engage communities. Our past
successes, both planning and implementation, are largely based on this commitment
to engaging the people who will be impacted by a project and integrating them
into the process. We want to create vibrant places that benefit people and their
environment, but beyond that, we aim to foster stewardship and community-building
during the planning process so that the places where we work can continue to grow
and flourish beyond the life of the project.
MUD’s dedication to stakeholder engagement and relationship building extends
to our client relationships. Our efforts are grounded in open communication,
flexibility, and dialogue, and we see our clients as members of the project team.
We enjoy collaborating, are adaptable in our working style, and look for partners in
communities that are ready to address their challenges, direct investments to add
value, and focus their efforts in a collaborative and constructive manner.
Metta Urban Design is a certified Disadvantaged Business Enterprise by the
Colorado Department of Transportation and is a completely woman-owned
business.

■■ Phone: 650-892-914
■■ Email: samantha@mettaurbandesign.com

Images on the following page are covers of some of
the planning documents created by Samantha Suter,
owner of Metta Urban Design, over the past five years.
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Samantha Suter, RLA, LEED AP
Owner and Principal

Samantha Suter is a professional urban designer, landscape architect, and planner who
has contributed to a variety of projects at every scale. She has worked professionally
in an urban design and landscape architecture capacity for 12 years, and she brings a
fresh perspective to her work. Her experience in the public sector, as a business owner,
as a college instructor, as a community organizer, and as a senior project manager
for a large design firm adds immense value to her clients and increases her technical
understanding of all phases of a project.

Areas of Expertise
■■ Urban Design / Planning
■■ Design Standards and Guidelines
■■ Public Engagement and Participatory
Planning
■■ Form-Based Code, Hybrid Code Illustrations,
and Development Standards
■■ Visualizations, Renderings, and Graphics
■■ Area Planning and Visioning
■■ Project Management and Client Relations
■■ TOD Typologies and Design Guidelines
■■ Landscape Architecture, Maintenance, and
Construction
Education
■■ Master of Urban Design, University of
Colorado, Denver
■■ Bachelor of Landscape Architecture,
University of Georgia
■■ Urban Design Certificate, Cortona, Italy
Experience
■■ Sketchup Instructor, University of Colorado
Denver
■■ Project Manager, MIG, Inc.
■■ Urban Designer, City and County of Denver
■■ Principal of Landscape Architecture, Metta
Landscapes
■■ Community Organizer, Our City Forest
Registrations
■■ Landscape Architect California #6241
■■ California Landscape Contractor #975179
■■ LEED Accredited Professional
Professional Affiliations
■■ Member of American Society of Landscape
Architects
■■ Member of Congress for New Urbanism

Samantha brings an innovative approach to urban design by emphasizing illustrations
and ease of use of the final deliverable. Her work in urban design, landscape
architecture, and city planning has a strong focus on implementation, and she
is leading the country in zoning illustrations with her work cited in publications
nationwide as the benchmark for code illustrations. Her technical expertise in
developing urban design typologies, regulations, and incentive-based zoning include
calibrating building forms to support specific urban design principles and applying
market analyses to form and density standards. She is currently teaching visualization
and graphic techniques to emerging planners at the University of Colorado Denver’s
Master of Urban and Regional Planning school and continues to mentor students in
sketchup and other graphic software.
Samantha enjoys sharing her work with communities and her passion for designing
community spaces and regulations are contagious. She is committed to reaching an
outcome that reflects all stakeholders’ input with implementable actions. Her skills in
graphics and visualizations enhance public engagement to tell a project’s story and
elicit community buy-in, and her graphics enhance the quality of the final deliverable
by being easy to understand, beautiful to look at, and presented simply. Samantha
excels at taking complex ideas and presenting them in a way that people can not
only understand, but respond to, and thus take ownership of the idea and shape
collectively. This is how Samantha has been so successful as a professional urban
designer and landscape architect, and her work creating visualizations to build strong
communities is what excites her most about urban design.

RELEVANT PROJECT EXPERIENCE

Design Standards and Guidelines
•
•
•
•
•
•
•
•

Olde Town Architectural Standards and Guidelines | Issaquah, Washington
Five Points Historic Cultural District Design Guidelines | Denver, Colorado
Arapahoe Square Design Standards and Guidelines | Denver, Colorado
Santa Cruz County Design Guidelines | Santa Cruz, California
National Western Center Design Standards and Guidelines | Denver, Colorado
Midtown Design Guidelines | Milpitas, California
Ultra Urban Green Infrastructure Guide | Denver, Colorado
RidgeGate City Center Design Guidelines | Lone Tree, Colorado

Area Plans
•
•
•
•
•
•

Far Northeast Area Plan | Denver, Colorado
Elyria and Swansea Neighborhoods Plan | Denver, Colorado
Globeville Neighborhood Plan | Denver, Colorado
Midtown Specific Plan | Milpitas, California
RidgeGate City Center Subarea Plan | Lone Tree, Colorado
Northglenn Civic Center Master Plan | Northglenn, Colorado
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Zoning and Development Standards
•
•
•
•
•
•
•

Golden Code Audit and Rewrite | Golden, Colorado

•
•
•
•

Parker Ordinance Update | Parker, Colorado

Riverfront Zone District | Canon City, Colorado
Cherry Creek North Zoning District | Denver, Colorado
Arapahoe Square Zoning Amendment | Denver, Colorado
South Sloan’s Lake Design Overlay | Denver, Colorado
Suburban Mixed-Use Zoning District | Denver, Colorado
38th and Blake Station Area Incentive Zoning | Denver,
Colorado
National Western Center Zone District | Denver, Colorado
Denver Zoning Code Illustrations | Denver, Colorado
Wall Design and Transparency Standards | Denver,
Colorado

• Fire Access and Townhome Development Standards |
Denver, Colorado

• Row Home Access Drives | Denver, Colorado
• Open Space Requirements for General Development
Plans | Denver, Colorado

Comprehensive Plans
• Blueprint Denver | Denver, Colorado
• City Plan Comprehensive Plan | Fort Collins, Colorado
• Thornton Tomorrow Together Comprehensive Plan |
Thornton, Colorado

• Plan Norman | Norman, Oklahoma

Stakeholder Engagement and Workshops
• Staff Design Charrette, Anderson Park | Wheatridge,
Colorado

• RiNo Parking and Mobility Workshop | Denver, Colorado
• Boulder Highway Right-of-Way Design Workshop | Las
Vegas, Nevada

• Tree Planting Demonstrations and Community Plantings |
San Jose, California

•
•
•
•

Colfax Corridor Charrette | Denver, Colorado
Station Area Location Workshop | Las Vegas, Nevada
Building a Better Denver Game | Denver, Colorado
Sidewalk TALK: Grassroots Urban Design | Denver,
Colorado

Corridor Studies and Regional Transportation Plans
• Southern Nevada RTC High Capacity Transit Study |
Henderson, Nevada

• Alamo Area Metropolitan Planning Organization Regional
Thoroughfare Plan Study | San Antonio, Texas

• San Antonio VIA Metropolitan Transit Comprehensive
Professional Services | San Antonio, Texas

• Boulder Highway Multimodal Transit Study | Henderson,
Nevada

• Washington Avenue Complete Street | Golden, Colorado
• Washington Street ULI TAP | Denver, Colorado

Strategic Plans and Initiatives
• Neighborhood Planning Initiative Strategic Plan | Denver,
Colorado

• Urban Design Staff Strategic Workshop | Denver, Colorado

Sign Plans and Public Art Programs
• Denver Theatre District Sign Plan | Denver, Colorado

Websites and Project Branding
• Neighborhood Planning Initiative Branding, Logo and
Document Templates | Denver, Colorado

• Thornton Comp Plan Branding and Project Website |
Thornton, Colorado

• Denver Landmark 50th Anniversary Logo | Denver,
Colorado

• Private Clients and Business Branding

Landscape Architecture
• Carmel Valley Athletic Club Renovation | Carmel Valley,
California

• Hotel 1110 Rooftop Lounge | Monterey, California
• Anderson Park Renovation Master Plan | Wheat Ridge,
Colorado

•
•
•
•

Burns Park Master Plan | Denver, Colorado
River North Park Master Plan | Denver, Colorado
Tony P’s Restaurants | Lone Tree and Denver, Colorado
Half Moon Bay Brewing Company | Half Moon Bay,
California

• Tannery Arts Center Living Art Studio | Santa Cruz, California
• Contra Costa Country Club Driving Range Sustainability
Redesign | Pleasant Hill, California

• Private Residences | San Francisco Bay Area, California

Presentations and Publications
• Sketchup for Planners, Master of Urban and Regional
Planning Department | University of Colorado at
Denver, 2013-present

• Highways to Boulevards, College of Engineering and
Applied Science | University of Colorado at Denver,
2014

• Graphics for Engineers, College of Engineering and
Applied Science | University of Colorado at Denver, 2012

• “The Effect of Park and Rides on the Environment”,

“Parking and TOD”, and “Environmental Sustainability”,
Sustainable Communities Regional Planning Grant,
Department of Housing and Urban Development,
2012

• “Living Desk”, Interior Design Magazine, 2012
• “Carmel Valley Athletic Club Remodel”, Carmel Magazine,
2011
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2. Provide a description of the
organization’s experience in similar
studies in rural communities
along with overall knowledge of
community design and development
and small business concerns.
RURAL COMMUNITIES. Much of MUD’s recent work has been
in small, rural communities set in idyllic contexts with a steady influx
of tourists and visitors. Three projects that I’ve been working on this
year in similar settings include the following.
■■ Illustrations for the Riverfront Zone District in Canon
City, Colorado, which was a new, custom zone district along
the Arkansas River that required a high level of illustrations.
My work focused on creating visualizations to test and refine
emerging concepts with planning staff that were then used
in communicating concepts to Planning Commission and City
Council and building community support for the new zoning
standards.
■■ Design Standards and Guidelines for Issaquah,
Washington, which is a small town in the mountains outside
of Seattle. The historic main street and surrounding residential
area is in need of updated design guidelines, and I am leading
the community through the process of identifying what it
means to preserve the small town character and codifying
this into a new set of guidelines.
■■ Zoning Code Audit and Rewrite for Golden, Colorado,
which is facing development pressures while trying to
preserve the small town feel. Initial recommendations include
creating a more user friendly code with illustrations and a
simplified document layout.

SMALL BUSINESS CONCERNS. Running a small business can
be extremely rewarding and simultaneously very difficult. I own two
small businesses:
■■ Metta Landscapes, which is a seven-year-old landscape
architecture company that offers landscape design, build,
and maintenance services for customers throughout the San
Francisco Bay Area and has had up to twelve employees at
any given time; and
■■ Metta Urban Design, which is a small urban design consulting
practice where I am the sole owner and employee.
As a small business owner myself, I understand the challenges
and concerns that many other small businesses face: finding and
retaining good employees, having a stable space for customers,
building and maintaining a solid reputation, and, obviously, the
bottom line of becoming a successful business venture. Given
the tight margins, many small business owners cannot afford any
disruption to their business, which can be a result of construction,
a declining neighborhood, unexpected weather events, or any
number of potential interruptions. Fostering a healthy community
includes being supportive of small and locally owned businesses
and is something that I seek to promote through my work in urban
design.
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COMMUNITY DESIGN AND DEVELOPMENT. In addition
to my experience in small, rural towns, I have led several urban
design projects in the Denver Metropolitan Region and throughout
the country including regional transit plans, comprehensive plans,
specific form based code standards, and streetscape design for a
specific corridor. Some of my most notable work is summarized
below.
■■ Five Points Historic Cultural District Design Standards
and Guidelines, which consists of guidelines for infill
construction, renovations to both historic and non-historic
buildings, commercial properties, civic areas, and residential
homes, and, more importantly sought to guide development
in line with the community’s vision;
■■ National Western Center Design Standards and
Guidelines, which was part of a multi-million-dollar
placemaking study to transform Denver’s most notable event
campus into a year round destination, becoming a campus
known for sustainability, education, and innovation, while
connecting the previously isolated area to the surrounding
neighborhoods as part of the revitalization;
■■ Stakeholder engagement and facilitation for Southern
Nevada’s Boulder Highway Corridor Design, Denver’s
River North Parking Study, Thornton’s Logo Development
Workshop, and multiple zoning studies throughout the Front
Range;
■■ Arapahoe Square Zoning Amendment and Design
Standards and Guidelines, which required heightened
architectural design elements such as screened parking,
slender towers, and “four-sided” design in exchange for taller
buildings;
■■ Comprehensive Plans including Fort Collin’s City Plan,
Thornton’s Tomorrow Together Comp Plan, Norman
Oklahoma’s Plan Norman, and Denver’s land use and
transportation plan Blueprint Denver;
■■ Small Area Plans including the Globeville Neighborhood
Plan, the Far Northeast Area Plan, Elyria and Swansea
Neighborhoods Plan, Midtown Milpitas Specific Plan, and
Northglenn Civic Center Master Plan;
■■ Zoning code overhauls and amendments, including
overhauling the illustrations of Denver’s form-based code,
updating Golden, Colorado’s zoning code, illustrating Canon
City, Colorado’s new Riverfront Zone District, and creating
Denver’s first “incentive zoning” with the Cherry Creek North
zoning amendment.

MUD has urban design experience in rural,
mountain towns. Recent clients include Canon
City, Colorado (top), Issaquah, Washington
(middle), and Golden, Colorado (bottom).

PART 1: Submission Requirements | 11

3. List the firms or entities, including
the names and contact information,
for which the bidder has conducted
similar duties.
References
Deana Swetlik, Community Development Director
Canon City, Colorado
Phone: 719-269-9011
Email: dlswetlik@canoncity.org

Sarah Showalter, Citywide Planning Manager
City and County of Denver
Community Planning and Development
Phone: 720-865-2923
Email: sarah.showalter@denvergov.org

Kyle Dalton, Principal Planner - Regulatory
City and County of Denver
Community Planning and Development
Phone: 720-865-2972
Email: kyle.dalton@denvergov.org

Danny Fazekas, Senior TOD Planner
RTC of Southern Nevada
Phone: 702-676-1746,
Email: fazekasd@rtcsnv.co

Courtland Hyser, Principal Planner - Area Planning
City and County of Denver
Community Planning and Development
Phone: 720-865-3263
Email: courtland.hyser@denvergov.org

Brittany Bryant, Senior City Planner - Landmark Preservation
City and County of Denver
Denver Landmark
Email: brittany.bryant@denvergov.org
Phone: 720-865-2915

Three examples of MUD’s previous illustrations are
on the following pages, which include the Five Points
Historic District Design Guidelines (top and bottom);
and Canon City Riverfront Zoning (middle).
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4. Describe the approach or process
that your firm will undertake
to gather research, hold public
meetings, and/or conduct personal
and/or group interview sessions.
On the following pages is an overview of Metta Urban Design’s
approach to the Review and Facilitation of Downtown Design
Guidelines as it relates to research and stakeholder engagement.
This proposed approach is based on my understanding of the
work to be performed, the body of planning work to date in the
Town of Lyons, and my previous experience working in other
rural mountain towns on design standards and guidelines, and it
is consistent with the scope described in Part 2 of this proposal.
Central to MUD’s approach are the following elements.

QUICK AND EFFICIENT PROJECT RESEARCH. Since the
guidelines have been drafted, initial research can be expedited
and will be focused on gaining an understanding of existing
city plans and policies, community concerns and priorities.
This understanding will be important to reviewing the draft
guidelines with an informed understanding. I will summarize
key takeaways that are most relevant to the design guidelines
in a presentation format that can be used during stakeholder
meetings and during PCDC and BOT meetings in order to explain
the project background. I will coordinate with Town staff to
identify the most relevant resources, and I expect the review to
include some combination of the following elements.

PHYSICAL ENVIRONMENT ANALYSIS AND WALK
AUDIT. As part of the kickoff meeting, I will walk the study
area in order to gain a detailed understanding of existing
built environment, taking pictures of buildings, public spaces,
sidewalks, streetscapes, and views to the surrounding mountains.
I will also analyze development patterns of downtown through
Google earth, GIS data, and other data sources, as available.

STAKEHOLDER ENGAGEMENT PLAN. As a previous
public employee, I understand the value of developing a
stakeholder engagement plan with staff input. You are the
expert of successful engagement in your community, as such,
your input is crucial in determining the best tool(s) to use in order
to solicit meaningful feedback, build stakeholder support, and
mitigate any potential issues that may arise during the adoption
process. During the kickoff meeting, we will determine the
preferred approach to stakeholder engagement, identifying key
stakeholders and the best method of engaging each group.
Based on the RFP, I am prepared to conduct three stakeholder
engagement meetings over the course of three days, however,
the exact method for each event will be determined with input
from Town staff.

■■ City plans and policies
■■ Vision documents
■■ Recent development proposals
■■ Previous meeting minutes from PCDC and BOT meetings
■■ Recent news articles
■■ Online forums

Images on the following page were taken during recent
stakeholder events and include a mapping and street designing
workshop (top row); small group workshops and a digital design
charrette (second row from top); a traditional public meeting and
gallery of recommendations (third row from top); and a visual
preference exercise and popup workshop (bottom).
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ENGAGEMENT TECHNIQUES. I have used several
engagement techniques in the past and I look forward to the
opportunity to talk with staff about what techniques are best
suited for the Town of Lyons. I described an engagement task
in Part 2: Scope of Work, however, I understand that staff may
have specific ideas or suggestions about how to engage the
Town. Below is a summary of techniques I’ve used before and
I could offer the Town of Lyons a combination of the following
techniques.
Small group discussions / interviews. I’d convene a
series of small group discussions or interviews, ranging from
1-5 participants, to discuss project goals, draft guidelines, and
identify any potential issues with the emerging draft. If we use
this method, I’d expect to schedule a series of interviews over
the course of up to two days and anticipate up to 8 sessions
during the two days. This method may be best suited for the
developers, real estate professionals, property owners, and
business owners.
Work session / charrette. Typically best suited for a technical
audience, this method can be a successful engagement tool to
use with the design community, elected officials, or other heavily
invested stakeholders who have a developed understanding of
design guidelines, planning regulations, and the implementation
process. Depending on the audience, I’d recommend drawing
on site plans, moving predetermined “game pieces” around a site
plan or section, or guiding the group through a digital model
and “build” scenes in real time. Whatever the technique, its best
if a clear objective is determined prior to the charrette, such
as, refine the standards relating to upper story setbacks, or test
draft guidelines for acceptable solutions, in order to focus the
discussion and ensure usable outcomes.
Gallery of design topics. This option works well for
community meetings when we are presenting final concepts
and may be the best method for the public meeting. We’d
present design topics at a high level in order to allow those with
a limited understanding of planning and design to engage in the
process. This would be highly illustrative, with boards or other
printed materials, in order to explain concepts to participants,
such as what is an upper story setback, and then to allow
participants to engage with the topic.
Visual preference survey or level of support polling.
We can format the public meeting to answer targeted questions,
and this can be done as part of the gallery of design topics with
boards at different stations, which allows individual or small
group discussions. Or, we can format this approach to be used
during a presentation with real time polling done by a smart
phone, voting cards, or another voting technique, if available.

Office Hours. If there is space in the project area readily
available, I’d recommend conducting “office hours”, which
would be a designated time that is open to anyone who would
like to discuss the draft guidelines. Having office hours in the
community provides another opportunity to connect with
interested people, and I can easily schedule these around other
stakeholder events, or once people have been able to review the
guidelines, as a method to answer questions, field concerns, and
most importantly, provide another opportunity to be accessible
to the community. If scheduled around other in person
meetings, the actual cost of this service can be quite low.
Online surveys. Online surveys or questionnaires can be great
tools to expand participation in the planning and adoption
process and provides space for the community to comment
on developing concepts and scenarios, allowing them to
participate at their convenience. We can design the survey to
identify community priorities and level of support for the draft
guidelines. This may be instead of a community meeting, or, if
it is determined that more engagement is needed, can be an
additional service provided.
Other innovative strategies. If none of the typical
engagement methods will work, I have developed custom
techniques before including scavenger hunts, tactical urbanism
interventions, pilot projects, custom planning games, cartoons,
newsletters or social media blasts.

MEETING NOTES AND SUMMARIES. Regardless of
the technique, recording meetings and summarizing input
is necessary. I will take detailed notes during stakeholder
engagement sessions and will provide written summaries to staff
in presentation format and technical memo, in order to maintain
the project record. Additionally, meetings can be planned with
tools to capture participants’ input in real time, such as comment
cards, dot-voting exercises, and flip-chart note-taking.

Images on the following page were taken during recent
stakeholder events and include images from a public meeting
presenting final design guidelines (top row) and some of the
boards from that meeting (second row from top); images from a
public education campaign about right-of-way allocation (third
row from top); and a comment card and meeting notes from a
working group meeting (bottom row).
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5. Describe the methods that your
firm will use to present the findings,
conclusions, and recommendations
which will enable the Town of Lyons
and potential stakeholders to make
informed decisions.
On the following pages is an overview of methods I will use to
enable staff and stakeholders to make informed decision. I will
use a combination of graphic techniques and presentation styles
in order to ensure a successful and efficient process in reviewing
and facilitating the adoption of final Downtown Design
Guidelines.

GRAPHICS, VISUALIZATIONS AND EFFECTIVE
STORYTELLING. As a professor of Graphics Communication
for Planners at the University of Colorado’s Master of Urban
and Regional Planning program, I emphasize strong visual
communication in all planning and urban design projects
to my students and I provide this service to my clients as the
standard. In every project I take on, I raise the bar for graphic
communication and visualizations, and I ensure that deliverables
tell the project’s story, allowing stakeholders to better
understand emerging concepts and thus help shape ideas. Since
stakeholders can easily see and understand the design concepts
through readable and engaging illustrations, they become more
involved in the process.
I expect to use a combination of SketchUp, Illustrator,
Photoshop, and InDesign to develop the graphics to be used
in presentations and in the final document, and I will provide
the City with native files upon project completion. I will also
gather suitable precedent images from my extensive image
library to illustrate design topics, ensuring we have plenty of
high-resolution images for the engagement process and final
document. I expect to use some or all of the following graphic
types in this process.

TESTING GRAPHICS. Working through design standards
by testing ideas in a digital model helps the project team to
better understand concepts, and while not every graphic goes
into the final document or is even shared beyond the project
team, these interim, “testing” graphics are key to developing an
implementable, high quality document. I will use Sketchup to
model emerging design guidelines and to test specific metrics
and standards. Then I will use these illustrations as fodder for
discussion with staff and stakeholders, as appropriate, to ensure
all decision makers have a thorough understanding of the draft
guidelines. Finally, these interim illustrations will be refined, as
needed, to illustrate the guidelines in the final document.

Images on the following page show a range of graphic types
I commonly use, and include an illustrative rendering (top);
a setback analysis diagram (middle); and a series of maps
illustrating patterns and area of applicability (bottom).
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REVIEW OF DRAFT GUIDELINES. Upon reviewing the
existing draft guidelines, I will present my finding, conclusions,
and recommendations to staff in order for us to collectively
determine what actions are needed to translate the guidelines
from the current draft to the final document. Depending on
the extent of my comments, I may use any combination of the
following methods to communicate my findings.
■■ Technical Memo. I will summarize key takeaways and
categorize comments, providing staff with a 1-2 page high
level summary of my initial reactions.
■■ PDF Comments and/or Word Document Track Changes. I
will review the draft guidelines in detail and may provide my
detailed comments to staff for review as comments in acrobat
or tracked changes directly in the word document.
■■ Targeted Comments. If I have specific comments on a few
key pages, I may provide a markup to illustrate key takeaways
and potential recommendations.
■■ Examples of other documents. I may select pages from
other design guidelines to illustrate final template layout,
document organization, and other best practices that I’ve
developed over the years.

COMMENT TRACKING SPREADSHEET. With multiple
stakeholders involved, it is important to track feedback and
comments from all interested parties. Throughout the process,
I will take meticulous notes and track action items for input we
receive. This includes staff comments, input from the community,
and feedback received from PCDC and BOT. I typically use
comment tracking spreadsheet and capture what action is
determined for each item, including items that require more
discussion with the project team.

FINAL PRESENTATION. Since PCDC and BOT will have to
make a decision on the final document, I will create a summary
presentation that describes each design topic in order to ensure
everyone has the same understanding of the guidelines prior
to opening a discussion about it. I have led commissions and
boards through many discussions like this, and will be sure to
set the conversation up for success by providing a review draft
prior to the meeting and summarizing input received from
stakeholders.

Images on the following page show illustrations and tools I’ve used in
the past to enable staff and stakeholders to make informed decisions
and include thumbnail elevations showing a range of architectural
styles and housing types to help stakeholders narrow down their
vision (top); infographics explaining the planning context of an area
(middle); and a spreadsheet tracking topics and the relationship
between zoning and the new design guidelines (bottom).
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6. Provide a fee proposal for
the study based on your firm’s
suggested approach.
Fee Proposal

Rate Schedule

Costs include all materials, travel time, and estimated number
of hours per task based on the scope of work provided.
Scope changes may impact the total project cost, and will be
finalized during contract execution.

Since I am the sole employee of Metta Urban design, my billing
rate varies based on the actual work provided. This reduces
the overall fee and allows me to bill at competitive rates. I offer
three following billing rates for work as described.

Based on the scope of work described in the proposal and
MUD’s rate schedule, we anticipate the following cost per
task.

HOURLY RATES BY TYPE OF TASK
Principal/Project Manager, includes meetings,
strategic thinking, analysis, and senior level design work.

TASK

COST

Graphic Production, includes sketchup modeling,

TASK 1 -Project Kickoff

$700

document layout, presentation building, annotating
illustrations, mapping, and creating illustrations.

TASK 2 - Stakeholder Engagement

$3,480

TASK 3 - Finalize Draft Guidelines

$3,980

TASK 4 - Guidelines for Adoption

$1,665

TOTAL COST

Administrative Tasks, includes scheduling, contract
administration, and accounting. Travel time is billed at
this reduced rate.

$9,825
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$115
$75

$60

7. Provide a detailed schedule including the
anticipated time frame for formalization of
the Downtown Design Guidelines.
Anticipated Schedule

I am prepared to begin work, including scheduling the kickoff
meeting, within two weeks of the executed contract, and I
expect the project to be completed, at the earliest, by the end
of January 2020. However, the exact schedule and timeframe
depends on when we schedule meetings with staff and
ntract executed
by August
stakeholders,
which5may extend the project beyond January
due to scheduling challenges.
E S T I M AT E P R O J E C T C O M P L E T I O N I N

4-5

Below is a detailed timeline and schedule based on the
scope of work included in this proposal. The schedule
illustrated assumes the contract is executed the week of
December 16 and assumes we can schedule the kickoff
meeting the week of December 30. Even if the exact dates
change, the sequencing of tasks and level of effort should
remain the same.
WEEKS FROM KICKOFF MEETING

TASK 0:

4

Contract
W EExecution
EKS
TASK I:

TIMELINE

Project Kickoff

and Ongoing Project Management and Coordination
TASK 2:
Stakeholder Engagement
TASK 3:
Finalize Draft Guidelines
TASK 4:
Design Guidelines Adoption
Ongoing Project Management and Coordination

MEETINGS

Kickoff Meeting (date
may change due to staff
availability)

Small Group Discussions
and Stakeholder Interviews Community Meeting

Planning and Community Board of
Trustees
Development
Meeting
Commission Meeting

Walk Audit

DELIVERABLES

Notice to Proceed
Received

Review of Draft
Design Guidelines

TECHNICAL
ANALYSIS

Review
Background
Documents

DEC 16-20

DEC 23-27

Engagement
Plan

Revised Draft
Guidelines

Data gathering and
analysis

Testing Graphics
and Develop
Illustrations

DEC 30-JAN 3

JAN 6-10

Final Downtown
Design Guidelines

Finalize Graphics

JAN 13-17

JAN 20-24

JAN 27-31

FEB 3-7
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PART 2:

Scope of Work and Other Proposal Details

Scope of Work
The following scope of work reflects MUD’s understanding of the
work to be performed based on the RFP and the approximate
budget associated with this project. We understand this is a
starting point and look forward to determining the best scope of
work during contract negotiations, if we are selected for this effort.

TASK 1.0 KICK OFF. Immediately after the Notice to Proceed,
MUD will schedule and organize a kick-off meeting with staff to
review project details including scope, budget, and schedule. We
will also discuss the stakeholder engagement plan and timeline
since scheduling these meetings may impact the overall project
time-line. We will discuss MUD’s review of the draft guidelines,
including any outstanding issues that need to be addressed, key
topics requiring illustration and/or refinement, a preliminary list
of graphics needed, and goals for the final document layout and
template. Finally, we will talk about the implementation of the
guidelines to make sure that the final document will be used most
effectively in the review process, setting up applicants, staff, and
the review board for success.

TASK 2.0 FACILITATE 3 MEETINGS. MUD will plan and
facilitate up to 3 public meetings or “meeting windows” with key
stakeholder groups, including the community-at-large, developers,
real estate professionals, property owners, and business owners/
managers. Exact meeting details and overall approach will need
to be discussed with staff, however, we anticipate the following
elements to be included in this task.

2.1 Stakeholder Engagement Plan. Following the kickoff
meeting, MUD will draft a plan for engagement, codifying our
understanding of the goals, timeline, and process best suited to
this effort, based on staff input and our previous experience with
similar projects.

2.2 Small group discussions/stakeholder interviews.
We’ve found that small group discussions and interviews are best
suited for property owners, developers, and the local business
community, and we’d work with Town staff to schedule up to 8
sessions ranging from 1-5 people each. We will schedule these
8 sessions over the course of 2 days, or “meeting windows,”
to minimize travel time and use project resources efficiently.
The small group format allows us to have in-depth discussions
with multiple representatives of each group and will give us
a sense of the group’s priorities and concerns, if any, with the
draft guidelines. MUD will develop materials for these sessions,
including a list of questions and discussion prompts, a summary of
the draft guidelines, and relevant background information.

2.3 Public meeting. MUD will plan, prepare, and facilitate
a public meeting to provide the community an overview of
the draft design guidelines, explain project goals, and seek
feedback from the community. The format of the meeting will be

determined with staff, however, we expect the meeting to include
a presentation and an engagement exercise. Specific engagement
techniques may include real time polling, dot exercises, visual
preference surveys, ranking topics in order of priority, level of
agreement, and open-ended questions, and we expect this
meeting to rely heavily on visualizations and imagery. MUD will
create all materials for the meeting, which may include comment
cards, large format boards, printed materials, and a presentation.

2.4 Summary of input. After meeting with the stakeholders,
MUD will prepare a summary of input received, including the
number of stakeholders reached, groups represented by the
stake-holders, topics discussed, areas of agreement, areas of
disagreement, and any other relevant takeaways from the sessions.
The summary will be in presentation format, relying heavily on
infographics and imagery, and created as a slide deck that can
be pulled from to populate presentations to the Planning and
Community Development Commission and the Board of Trustees.
In the summary, we will also identify any proposed changes to the
draft guidelines based on input received, and based on the extent
of changes needed, this may be tracked in spreadsheet format,
“tracked changes” word format, or technical memo.

TASK 3.0 FINALIZE DRAFT GUIDELINES. MUD will
finalize the guidelines into a draft that can be reviewed by staff, the
community, PCDC, and BOT. The draft will incorporate any needed
revisions that came up during the stakeholder engagement and will
be based on staff direction. MUD will create graphics that clearly
illustrate the guidelines, including perspectives, sections, elevations,
and plan diagrams, and we will select relevant precedent imagery
that demonstrates key design topics.
The final document will be laid out in a user friendly, sophisticated,
and professional style, emphasizing the illustrations and clearly
indicating design topics. MUD will create a draft template for
staff to review and approve prior to finalizing the document for
adoption. Exact document requirements will be discussed with staff
during the kickoff meeting, including any font standards or other
document requirements that the Town wants incorporated into the
final document. MUD will present the draft guidelines to PCDC and
the BOT and will create relevant presentation mate-rial in advance of
these meetings.

TASK 4.0 PRODUCE FINAL GUIDELINES FOR BOT
ADOPTION. MUD will refine the draft guidelines as needed per
feedback from staff, PCDC, and BOT for final adoption. Upon project
completion, MUD will deliver the working file of the final document
to Town staff, and will conduct a “hand off” session with staff to
explain the document set up, file organization, page templates,
and other relevant information to ensure that staff can amend the
document, if needed, in the future.
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Insurance
Metta Urban Design LLC currently maintains the following levels of
insurance coverage.
General Liability: $1,000,000 per occurrence, $2,000,000
aggregate.
Professional Liability: $100,000,000 per claim and $1,000,000
aggregate.
Worker’s Compensation: Since Samantha Suter is owner and
sole employee of Metta Urban Design, we are not required per
state regulations to carry this coverage.

Proposal Terms
This proposal is valid 60 days, as per submittal requirements.
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PART 3:

Additional Project Examples

OLDE TOWN ARCHITEC TURAL
STANDARDS AND DESIGN GUIDELINES

PROJEC T DETAILS
Reference: Christen Leeson, Senior City
Planner, City of Issaquah
ChristenL@issaquahwa.gov
425-837-3096

Issaquah, Washington is a small town located in the mountains outside of Seattle.
MUD was hired by Issaquah to develop architectural standards for the singlefamily residential neighborhood and to refine the existing design guidelines for
the downtown. Much of the work to date has consisted of creating visualizations
and graphics to explain emerging concepts to stakeholders and officials.
Stakeholder engagement is consisting of small group discussions, a public
workshop, and Do-it-yourself Walk Audit, which is a tool in which stakeholders
can download from the project website that will guide them throughout the
study area and ask targeted questions. MUD created this tool to reach a broader
audience and to provide another community touch point for the project.
The project is expected to be completed Spring 2020, with a fall adoption date.

Location: Issaquah, Washington
Date: July 2019 - present
Responsibilities: project
management, drafting design
standards, sketchup modeling,
visualizations, architectural analysis,
public and stakeholder engagement
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FIVE POINTS HISTORIC DISTRIC T
DESIGN STANDARDS AND GUIDELINES
*Project completed by Samantha Suter as Project Manager while working for the City and County of Denver.

PROJEC T DETAILS
Reference: Brittany Bryant, Senior City
Planner, Denver Landmark
brittany.bryant@denvergov.org
720-865-2915
Location: Denver, Colorado
Date: Adopted August 2016
Responsibilities: project
management, design standards,
sketchup modeling, visualizations,
building standards, streetscape
and right-of-way design, public and
stakeholder engagement

Five Points is a vibrant, cultural historic district in Downtown Denver. The Design
Standards and Guidelines address infill construction, additions to existing
buildings, and renovations to existing buildings, and they were created to direct
economic investment in alignment with the community’s values. As Project
Manager, Samantha lead the community through a series of urban design
discussions, and the unanimously adopted guidelines are already shaping
development in the historic district. Community engagement included close
coordination with a stakeholder working group and multiple public meetings to
build community support of this effort. The visualizations and graphics Samantha
created in this effort were applauded for being easy to understand, instrumental
in bridging the language and cultural barrier to reach a portion of the population
that typically does not engage in planning processes, and for fitting with the
vibrant, creative history of the neighborhood.
Final document can be seen here: https://www.denvergov.org/content/dam/
denvergov/Portals/646/documents/landmark/design_guidelines/Five_Points_
Historic_Cultural_District_DSG.pdf
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RIVERFRONT ZONING DISTRIC T
ILLUSTRATIONS AND TESTING
MUD was hired to provide illustrations for the creation of the Riverfront Zone
District. As the first form based code district in the city, illustrations were crucial
to the project in order to clearly depict building form standards. The project
required technical analysis of the existing draft code language and testing of the
draft standards, which included refining lot standards, build-to requirements,
setbacks, and parking layouts.

PROJEC T DETAILS
Reference: Deana Swetlik, Canon City
Community Development Director
dlswetlik@canoncity.org
719-269-9011
Location: Canon City, Colorado

Final illustrations included plan diagrams defining lot lines and setbacks, 3d
illustrations showing buildable scenarios, renderings to illustrate setbacks
and riverfront activation design strategies, mapping the districts, and rule of
measurement graphics showing how to define sign area, building height, and
allowed encroachments.
In October 2019, Planning Commission unanimously recommended
adoption of the new zoning district, citing the illustrations as crucial to their
understanding and subsequent approval of the new code standards.

Date: June 2019 - October 2019
Responsibilities: test and refine
zoning standards, map district
boundaries, illustrate zoning concepts,
provide rule of measurement graphics
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NATIONAL WESTERN CENTER
DESIGN STANDARDS AND GUIDELINES
*Project completed by Samantha Suter as Project Manager while working for another firm.

PROJEC T DETAILS
Reference: Eric Anderson, NWCO
Design Manager, Office of the National
Western Center Senior City Planner, eric.
anderson1@jacobs.com
Location: Denver, Colorado
Date: currently going through
adoption
Responsibilities: project
management, design standards,
sketchup modeling, visualizations,
building standards, streetscape
and right-of-way design, public and
stakeholder engagement

The National Western Center Design Standards and Guidelines were part of a
multi-million dollar placemaking study. Samantha Suter lead the creation of the
design standards and guidelines, which addresses campus architecture, including
buildings for livestock, equestrian facilities, education, and large entertainment
venues. The site design included handcrafted design guidance for plazas,
community spaces, complete streets and a celebrated riverfront. Sign guidance
included recommendations for building signage, though a plan for tasteful
off-site advertisement is currently underway as a method to increase revenue to
fund other design elements.
The NWC guidelines required extensive public outreach which included monthly
community meetings, three public open houses, and a lengthy adoption
process, which is ongoing. Community members and developers alike applaud
the guidelines as finding the right balance between community interest and
development constraints.
Current draft can be seen here: https://nationalwesterncenter.com/nwc-wp/
wp-content/uploads/2018/12/2018-11-28_NWC-DSG-DRAFT-low-res.pdf.

Fees/Costs: $340,000
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FORT COLLINS CITY PLAN
*Project completed by Samantha Suter as Project Manager while working for another firm.

PROJEC T DETAILS

Samantha developed a series of urban design place types as part of Fort Collins’s City
Plan, the comprehensive plan update. Each placetype had a corresponding growth
strategy, showing how each area can grow over time while maintaining the values
that the community identified early in the process. The suburban centers were the
most difficult, and final recommendations included moving to more urban, walkable,
and small scale place over time. Other placetypes included an employment center,
urban infill strategies, and housing diversification strategies. Much of the design work
consisted of developing context sensitive transitions from higher intensity areas of
change to the stable, lower density residential areas.

Reference: Ryan Mounce,
rmounce@fcgov.com
Location: Fort Collins, Colorado
Dates: March 2018 - January 2019
Fees/Costs: $185,000
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DOWNTOWN DENVER DESIGN
STANDARDS AND GUIDELINES
MUD was an ongoing contract with the City and County of Denver to provide
illustrations for urban design and regulatory work. As part of this effort, I have
created illustrations and design assistance for the Downtown Denver Design
Standards and Guidelines. Work has included sketchup models and renderings to
illustrate massing techniques, articulation strategies, and overall façade design.
Other illustrations include context-sensitive height limitations, in an area that has
no maximum heights, and streetscape design illustrations.

PROJEC T DETAILS
Reference: Lilly Djaniants, Senior
Urban Designer, City and County of
Denver lilly.Djaniants@denvergov.org
720-865-3075
Location: Denver, Colorado
Date: October 2019 - present
Responsibilities: sketchup modeling,
visualizations, illustrator diagrams,
infographics, building standards,
streetscape and right-of-way design,
public open space standards
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ARAPAHOE SQUARE ZONING AND
DESIGN GUIDELINES
*Project completed by Samantha Suter as Lead Urban Designer while working for the City and County of Denver.

PROJEC T DETAILS
Reference: Sarah Showalter,
Citywide Planning Manager, Denver
Community Planning and Development
sarah.showalter@denvergov.org
720-865-2923
Location: Denver, Colorado
Date: Adopted August 2016
Responsibilities: building form
standards, build-to alternatives,
sketchup modeling, visualizations,
streetscape and pubic right-of-way
design, open space types

Denver’s Arapahoe Square Zoning and Design Guidelines implement the
community’s vision for a densely populated, vibrant, mixed-use neighborhood
at the northeast edge of Downtown Denver. Although the neighborhood
sits between the Central Business District and vibrant lower-scale residential
neighborhoods, it is significantly underutilized, with large swathes of surface
parking and many outdated, lower-scale buildings. The new regulatory system
streamlines redevelopment of the neighborhood while ensuring high-quality
design and promoting a unique identity.
As lead urban designer, Samantha worked to address multiple challenges,
including height transitions between downtown Denver and the surrounding
residential neighborhoods; community concern regarding the quality and
character of recent development in Arapahoe Square; social and economic
challenges, including a high concentration of homeless shelters and social
service providers; and a desire to preserve existing buildings and character in a
neighborhood with few properties that would qualify for historic designation.
Samantha developed unique solutions, including a flexible zoning and design
review system with a variety of building forms that allow flexibility for a range
of designs while incentivizing higher design quality; zoning alternatives that
allow a variety of approaches for meeting build-to, transparency and upper story
setback requirements; percentage-based tools that allow flexibility for creatively
designed building frontages, facades, upper story setbacks and other features; and
design standards and guidelines that inform context-sensitive review of individual
projects through a hierarchy of guidance including guiding principles, intent
statements, standards and guidelines. Final document can be seen here: https://
www.denvergov.org/content/dam/denvergov/Portals/646/documents/Zoning/
other_regulations/Design-standards-guidelines/Arapahoe_Square_DSG.pdf
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CHERRY CREEK NORTH ZONING DISTRICT
*Project completed by Samantha Suter as Lead Urban Designer while working for the City and County of Denver.

PROJEC T DETAILS
Reference: Kyle Dalton, Principal
City Planner, Denver Community
Planning and Development
kyle.dalton@denvergov.org
720-865-2972
Location: Denver, Colorado
Date: Adopted Spring 2014

The Cherry Creek North Zoning Amendment was developed over more than a year
with an all-volunteer technical task force. Samantha led the task force through a
series of urban design decisions to craft new, custom zoning in order to enhance
the live-work-play nature of Cherry Creek. As part of this effort, she developed
Denver’s first “incentive zoning” to encourage priorities that the community
desired, such as solar access, publicly accessible private open space, and upper
story mass reduction. Samantha’s illustrations, animations, and presentations
resulted in a unanimously adopted zoning amendment, and elected officials and
task force members credited her visualizations for the group’s consensus. Specific
graphic work included models to test emerging concepts and illustrate trade offs;
animations to show shadow patterns throughout the day and over the year; solar
access; human level perspectives to illustrate the pedestrian experience on the
street; and calibration and definition of zoning standards. As Denver’s first custom
zone district after the overhaul and adoption of the hybrid code, Cherry Creek has
become the standard for community-driven incentive zoning, rooted in strong
urban design and market analysis, throughout the City and County of Denver.

Responsibilities: created building
form standards, sketchup modeling,
marketing visualizations, open space
incentives, mass reduction standards,
solar access analysis, shadow studies
and animations
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GLOBEVILLE NEIGHBORHOOD PLAN
*Project completed by Samantha Suter as Lead Urban Designer while working for the City and County of Denver.

The Globeville Neighborhood Plan was part of a multi-year, mayoral priority to
improve the most under-served neighborhoods in Denver. In early years of this
effort, City staff decided to delay the plan and conduct extensive public outreach
since the community did not initially trust the process. Samantha was brought
on to this project at that time to create visualizations and lead the urban design
development for the plan in order to build community buy-in and excitement. Her
renderings helped to spark a meaningful conversation with the community and
led to a unanimous adoption of the plan.

PROJEC T DETAILS
Reference: Courtland Hyser, Principal
Planner, Community Planning and
Development
courtland.hyser@denvergov.org
720-865-2915
Location: Denver, Colorado
Dates: Adopted 2014
Responsibilities: urban design lead,
sketchup modeling, visualizations,
streetscape and pubic right-of-way
design, mapping and diagramming,
document layout and presentations

Technical planning and design work that Samantha integrated into the plan
included an on-going Health Impact Assessment, a walkshed analysis around
station areas, and streetscape design improvements. Samantha also identified
catalytic projects that are the most instrumental to implementing the plan vision.
Current efforts to implement the plan are underway, and the community
continues to see their neighborhood plan as protecting their interests and shaping
development that is in line with their vision.
Final document can be seen here: https://www.denvergov.org/content/dam/
denvergov/Portals/646/documents/planning/Plans/Globeville_Neighborhood_
Plan.pdf
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NEIGHBORHOOD PLANNING INITIATIVE
STRATEGIC PLAN AND PROGRAM
*Project completed by Samantha Suter as Project Manager while working for the City and County of
Denver and another firm.

Samantha Suter developed the Neighborhood Planning Initiative (NPI) Strategic
Plan while working for Denver’s Community Planning and Development. This
work plan outlines small area planning in Denver for the next 15-20 years, which
includes grouping neighborhoods, measuring planning need, and following a clear,
streamlined planning process.

PROJEC T DETAILS
Reference: Courtland Hyser, Principal
Planner, Community Planning and
Development
(720) 865-2915
courtland.hyser@denvergov.org
Location: Denver, Colorado

During Phase 1 of NPI, Samantha was hired as a consultant to continue her work on
the initiative. She developed logos and a system of branding for each planning area,
defined templates and color schemes for each deliverable in the process, ensuring
the overall initiative has a consistent style, layout, and visual vocabulary. Samantha
also developed a protocol for engagement, which includes an online workshop
for each public meeting, toolkits for active community members to organize their
neighborhood around key planning issues, and a standard for translation and
interpretation that ensures all stakeholders can engage in the planning process.
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BUILDING FORM ILLUSTRATION
OVERHAUL
*Project completed by Samantha Suter as Lead Urban Designer while working for the City and County of Denver.

PROJEC T DETAILS
Reference: Kyle Dalton, Principal
City Planner, Denver Community
Planning and Development
kyle.dalton@denvergov.org
720-865-2972
Location: Denver, Colorado
Date: Summer 2013

Denver adopted a hybrid code in 2010, introducing several new concepts and
topics such as building form standards and rules of measurement. The first
generation of diagrams were overly simplistic and abstract, and the community
struggled to understand the intent of the new zoning regulations. In 2013,
Samantha was hired as a contractor with Denver’s Community Planning and
Development to overhaul the hybrid code’s illustrations, making them more
user-friendly and engaging. She started by updating the building form graphics,
creating illustrations with a streamlined system of annotations for the general and
shopfront building forms for suburban, urban edge, urban, general urban, and
special districts. Her illustrations show how the same building form varies within
the contexts, and these illustrations have been cited throughout the country as the
standard for illustrating building forms in zoning codes. As part of this overhaul,
Samantha also developed a new approach to the rule of measurement graphics,
descriptions, and definitions, including a systematic process to test, verify and if
needed, edit standards to ensure feasibility and consistency with plan guidance.
For four years, Samantha was the sole illustrator of Denver’s zoning code, however,
a new generation of urban designers are now trained in the updated style and
technique and have continued to update other aspects of the zoning code,
following the style and approach that Samantha established in 2013.
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STRUC TURED PARKING RULE OF
MEASUREMENT
*Project completed by Samantha Suter as Lead Urban Designer while working for the City and County of Denver.

PROJEC T DETAILS
Reference: Kyle Dalton, Principal
City Planner, Denver Community
Planning and Development
kyle.dalton@denvergov.org
720-865-2972
Location: Denver, Colorado
Date: Adopted 2016

Developers and property owners in low scale, “Main Street” districts in Denver
were struggling to redevelop underutilized sites because they could not provide
an adequate amount of structured parking and still meet the minimum floor area
needed to justify their investment. The Denver Zoning Code defined building
height in terms of stories and height-in-feet, however, for parking structures, it
was not always clear where one level ended and the next began, and limiting
the height of parking structures based on number of stories was artificially
lowering the amount of parking developers could provide, resulting in a lack of
development on vacant and underutilized sites.
Samantha led a team in redefining the rule of measurement for structured parking,
allowing additional parking levels in exchange for key urban design priorities. For
example, if developments provide adequate space for ground floor, active uses,
they could provide an additional level of structured parking, assuming the building
meets the height-in-feet per zoning. If developments screen the structured
parking by providing habitual space along the entire street-fronting façade, they
can build as many levels of structured parking that can fit within the height-in-feet.
This concept was applied citywide and also formed the basis for a “screened
parking” building form in the Arapahoe Square Zoning Amendment.
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ALTERNATIVES TO TRANSPARENCY,
BUILD-TO AND PEDESTRIAN ACCESS
*Project completed by Samantha Suter as Lead Urban Designer while working for the City and County of Denver.

PROJEC T DETAILS

After developing a new illustrative style to the Denver Zoning Code, Samantha
applied the style to other aspects of the code, creating illustrations to show
build-to alternatives, such as outdoor eating facilities, pergola design, landscape
design elements, and courtyards; illustrations for transparency alternatives
including wall design systems, ATMs and display cases, permanent art installations,
and use of vegetation and plants; and alternatives to pedestrian access, that
include perpendicular access and courtyards. The new alternative illustrations are
more explanatory, user friendly, and engaging.

Reference: Kyle Dalton, Principal
City Planner, Denver Community
Planning and Development
kyle.dalton@denvergov.org
720-865-2972
Location: Denver, Colorado
Date: Adopted 2016
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