Project: Reese Subdivision (6.3.22)
Address: 423 Reese Street, Lyons, CO 80540
Land Owner: Reese Condominium Association, llc
Contact Info: Danielle Lynn, DanielleLynn303@gmail.com; 303-947-2497; PO Box 1698 Lyons, CO 80540
Condo Info: HOA that manages the Condominium Association is Reese Condominium Association, llc
•
•

423 Reese St. Unit 1 Owner: Sandra Haber (member)
423 Reese St. Unit 2 Owner: Danielle Lynn (managing member)

Exhibit A: Site Context

Ownership
The lot was purchased in 2016 by Oracle Lynn and Danielle Lynn. In May 2019 Reese Condominiums
were formed and the land (common elements) is controlled by Reese Condominium Association, llc of
which Danielle Lynn is the Managing Member. Reese Condominiums is defined by the Condo
Declarations and Condo Map recorded with the County of Boulder (reception #’s 03710203 &
03710202). During that process, Oracle Lynn and Danielle Lynn sold the condo unit 1 (no land) to Sandra
Haber in 2019. Oracle Lynn and Danielle Lynn then quit claimed condo unit 2 (no land) to Danielle Lynn
in 2020.

Summary of Request
We are requesting a Minor Subdivision with a Variance for the lot known as 423 Reese Street, which
currently homes two freestanding single family condo units known as 423 Reese Street Unit 1 & 423
Reese Street Unit 2. The condominium ownership is for the structures only, the land is controlled by
Reese Condominium Association, llc who is the applicant (represented by Managing Member, Danielle
Lynn).
Following the Minor Subdivision approval, the Minor Subdivision Plat will replace the Condo Plat and the
deeds for each home will be updated to reflect new legal descriptions with boundaries defining
ownership of the land beneath them.
The lot is currently non-conforming to use as it houses two separate free-standing homes. Neither home
meets the definition or size restrictions for an ADU, nor have either of the homes gone through a
conditional use review for an ADU. Each home is also currently non-conforming to setbacks. The
Variance request is for varying the 7,000 sf lot requirement, as well as the non-conforming setbacks.
The first zoning map was established in 1957 and designated 6,000 sf minimum lot sizes in this district.
The homes were built prior to the zoning regulations; however, we are proposing to meet 6,000 sf lot
minimums in conjunction with the first zoning map and regulations. The requested variance was
approved and recorded on 5.23.22 BOA Resolution # 2022-01

Approved Variances:
Lot 10A (423 Reese St)

Lot 10B (422 Reese Alley)

Lot Size: 6,150 sf

Lot Size: 6,350 sf

Front Setback: 7 ft

Front Setback: 1.5 ft

Rear Setback: 7.25 ft

Rear Setback: 12.5 ft

*R1 lot size minimum is currently 7,000sf. The first zoning code established 6,000sf lots in 1957.
** Setback variances are the structures, as built, which do not comply with 25’ front & 20’ rear min’s.
*** Side setbacks are currently conforming to R1 regulations and satisfy minimums of 5’ min. 15’ total.

Utilities
The homes currently have separate electric, gas, & water meters. The homes currently have separate
sewer connections. The homes currently share one water connection which then “T’s” into two separate
lines and water meters. There will be no additional load to town services as the sizes and uses of the
structures are remaining unchanged. The
applicants propose to keep the shared water line
& dedicate a new private utility easement of the
shared portion of water line up to the two water
meters. We are not proposing to add a second
street connection at this time.
Water Taps & Water Rights
This subdivision does not include any new
development. There will be no additional loads or
strain to infrastructure. Each home has been
metered separately since prior to 2003 per the
Utilities Director.
Request: Water share requirement be waived (as it is not creating an increased load to the town
infrastructure, & the second dwelling was already existing and accounted for in the 2003 agreement).
Request: Second water tap for rear home be formally documented. Per Utilities Director, there is an
extra water tap that has already been paid for the block that appears to be connected with the second
dwelling. The lot is already encumbered by a large sewer easement by the town as well as a large
stormwater drainage ditch. We will dedicate an easement for the stormwater ditch in exchange for
formally documenting that a second tap is already been paid.
Addressing
Unit 1 faces Reese Street and will continue with the historic address designation of 423 Reese Street.
Unit 2 abuts the alley and an alley name designation and sign, and new address for the home, will need
to be designated as part of this process. 422 Reese Alley is the proposed address for Unit 2.
Background
The homes were built in 1940 & 1903, prior to any zoning map being established. At the time of the first
zoning map in 1957, the area was designated for 6,000 sf minimum lot sizes. Both homes were existing
at that time, and occupied by two generations of the same family, so they never created two separate
lot ownerships. The current lot minimum in this district is 7,000 sf. Building codes were first required in
1958, and each home was constructed prior to that as well.
Old town already has precedent for homes on lots less than 7,000 sf, as well as named alleys providing
access to detached homes.
Unit 1: Built 1903, 936 sf, 2 bed, 1 bath;
Unit 2: Built 1940 1,176 sf, 3 bed, 1 bath

Exhibit B: Neighborhood Context

17-3-60 Standards of Approval for Minor Subdivision
(1) The proposed subdivision meets or satisfies all applicable requirements of this Chapter.
Chapter 17, Subdivisions, has regulations to “protect the health, safety and general welfare of the
people of the Town of Lyons and to provide for orderly growth and harmonious, efficient development.”
This unique lot has already been developed, and the subdivision will not create any additional strain to
infrastructure, access, or density.
(2) The proposed subdivision conforms to all applicable requirements for the zone districts in
which the property is located, including but not limited to requirements for setbacks, height,
floor and lot areas and minimum lot sizes.
As this lot was developed prior to zoning code, and building permits, it does not conform with all current
zone requirements. We are submitting a Subdivision Variance in addition to this Minor Subdivision to
request a variance to the 7,000 sf lot minimum. We are also requesting to vary the setbacks to remove
the existing non-conformities. This subdivision will create two lots under 7,000 sf (which already has
precedent in the neighborhood), however it will bring the lots into compliance with the allowed uses in
R1 which allows one single family home per lot (and currently there are two).
(3) The proposed subdivision substantially conforms to all other applicable requirements of this
Code and other Town ordinances and resolutions.
As mentioned above, the structures are already non-conforming to setbacks. The variance for the
setbacks will remove the non-conformity.
(4) The proposed subdivision substantially conforms to the goals and policies of the
Comprehensive Plan to the extent that such goals and policies do not conflict with provisions
or requirements of this Code and to the extent that such goals and policies set forth
requirements which are sufficiently specific to permit the Planning and Community
Development Commission or Board of Trustees to decide that such application or subdivision
meets or fails to meet such goal or policy.
The Comprehensive Plan desires varied housing types and one home per lot, which this Subdivision
supports. As these two homes are already existing, the surrounding neighborhood and context will not
be affected by this subdivision.
(5) The proposed subdivision (both during and following construction and development) will not
result in an unreasonable increase in the peak rate of discharge, a decrease in the quality of
discharge or any significant change in the direction or location of the point of discharge of
stormwater or surface water flows upon any adjacent or neighboring property.
There is no new development proposed with this subdivision. As such, the stormwater and surface
water flows will remain unchanged.

16-14-70, b: Standards of Approval for Zoning Variance
1) That there are unique physical circumstances or conditions, such as irregularity, narrowness
or shallowness of the lot, or exceptional topographical or other physical condition particular
to the affected property
This is a very unique lot that contains 2 detached single family dwellings. The homes were constructed in
1903 & 1940 prior to any zoning map being established and prior to building permits being required. The
lot is not large enough to subdivide and meet the 7,000 sf minimum lot size. We are requesting to vary
section “17-3-60 (2)” in Subdivisions which says “The proposed subdivision conforms to all applicable
requirements for the zone districts in which the property is located, including but not limited to
requirements for setbacks, height, floor and lot areas and minimum lot sizes.” We are requesting a
variance for minimum lot size for R1 in Article 3 Zoning Districts & Boundaries defined in section 16-3150, d, 1 which defines 7,000 sf lot minimums as well as 25’ front setbacks & 20’ rear setbacks.
2) That, because of these unique physical circumstances or conditions, the property cannot be
reasonably developed or used in compliance with the provisions of this Chapter
These two homes are already existing. No further development of the property will occur due to the
subdivision. The current two single family uses on one lot is a non-conformity, and ownership is via
condominiums which creates complicated legal structures and HOA burdens via taxes & insurance. A
subdivision will also benefit the town via increased property taxes.
3) That, due to such unique physical circumstances or conditions, the strict application of this
Chapter would create a demonstrated hardship;
The strict application of the 7,000 sf lot size requirement at subdivision is not possible as the current
total lot size is only 12,604 sf. As the lot was developed with two freestanding single-family homes prior
to the first zoning regulations, it is not feasible to retroactively apply current standards to a lot that is
already developed. At the time of the first zoning code, the area was defined as 6,ooo sf lot minimums.
We are proposing to meet the 6,000 sf minimum (even though the homes were constructed prior to this
requirement). Setback variances will record the current setbacks for the existing structures.
4) That the demonstrable hardship is not self-imposed;
This hardship is not self-imposed. This lot and it’s associated dwellings were construction in 1903 &
1940 prior to the first zoning regulations.
5) That the variance, if granted, will not adversely affect the proposed development or use of
adjacent property or neighborhood;
As these two homes are already existing, the surrounding neighborhood and context will not be affected
by this subdivision.
6) That the variance, if granted, will not change the character of the zoning district in which the
property is located;
As these two homes are already existing, the surrounding neighborhood and context will not be affected
by this subdivision.

7) That the variance, if granted, is in keeping with the intent of this Code; and
The Comprehensive Plan desires varied housing types and one home per lot, which this Subdivision
supports. The R1 district only allows one dwelling unit per lot, and the Minor Subdivision would bring
that current non-conformity into compliance. As these two homes are already existing, the surrounding
neighborhood and context will not be affected by this subdivision.
8) That the variance, if granted, will not adversely affect the health, safety or welfare of the
citizens of Town.
As these two homes are already existing, the surrounding neighborhood and context will not be affected
by this subdivision.

Thank you for your time and consideration,

Danielle Lynn
(Managing Member of Reese Condominium Association & owner of Condo Unit 2)

Sandra Haber
(Member of Reese Condominium Association & owner of Condo Unit 1)

**Please see attached letters of support by directly adjacent neighbors.

Julie Brothers
417 Reese St.
Lyons, CO 80540

408-318-7660
julie_brothers@yahoo.com

28Mar2022
Town Of Lyons

To whom it may concern:
Danielle Lynn and Sandra Haber let me know about the plans
to subdivide 423 Reese St. and their request for variance on
minimum lot size for the neighborhood.
My husband (Farid Abraham) and I own one of the adjacent
properties (417 Reese St.). As there are two freestanding
homes on the property currently in place and all is going well,
I am in full support of their request to subdivide this property.
Both parties are exemplary neighbors.
I wish them the best of success in this endeavor.

Sincerely,

Julie Brothers

0123455478229 1234554 24134  
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Rebecca Coulson
435 Reese St.
Lyons, CO 80540

March 27, 2022

Town of Lyons
432 5Th Avenue
Lyons, CO 80540

To whom it may concern,

I’m writing this letter as a neighbor to the property at 423 Reese Street to inform you that I have no
objection to the property owners’ proposed variance to allow smaller lot sizes in order for them to subdivide the property into two stand-alone residential lots. Please feel free to call or email me if you have
any questions.

Sincerely,

Rebecca Coulson
Rebecca Coulson
Coulsons3@msn.com
303-519-2273
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Exhibit F: Neighbor Signatures
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