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BOULDER COUNTY LAND USE
Niwot Rural Community District (NRCD) Community Meeting Summary

January 24, 2019, at 6:00 — 8:00 p.m.

Niwot High School

ATTENDEES

Participants
Staff collected names of 52 individuals who attended the meeting.

Boulder County Land Use

Dale Case, Land Use Director

Denise Grimm, Principal Planner

Nicole Wobus, Long Range Planning and Policy Manager
Jennifer Severson, Senior Planner

Sinead O’Dwyer, Planner 1

Raini Ott, Planner 1

Laura Weinstein, Planner 1

Christy Wiseman, Planner 1

Boulder County Transportation
Mike Thomas, County Engineer

MEETING OVERVIEW AND FORMAT

This was the third community meeting to take place as part of the Niwot Rural Community
District (NRCD) Land Use Code update process (Docket DC-18-0004). Staff presented a
summary of draft Land Use Code amendments that were developed based on input provided
during previous community meetings, written public comment, policies and guiding principles
in the Boulder County Comprehensive Plan, and staff analysis. Staff then fielded questions from
meeting attendees. The following section documents questions and responses from the meeting
discussion. The questions are paraphrased based on note-taking from the meeting.

Written comments were also submitted at the meeting and have been added to the public
record. Those comments are also reflected in the discussion of public input in the staff report
for the February 20, 2019 Planning Commission meeting.

Meeting materials for the January 24, 2019 meeting are available here:
https://assets.bouldercounty.org/wp-content/uploads/2019/01/dc-18-0004-community-

meeting-materials-20190124.pdf

Deb Gardner County Commissioner Elise Jones County Commissioner Matt Jones County Commissioner
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Additional information is available on the docket website:

https:

www.bouldercounty.org/property-and-land /land-use/planning/land-use-code-

update/dc-18-0004/

QUESTIONS AND RESPONSES

#1: Is it redundant to have a Floor Area Ratio (FAR) requirement in addition to lot
coverage and height limits?

0 A:No. FAR s intended to specify the total amount of floor area allowed on the
lot, but provide flexibility in how it gets distributed across the lot. You could
shift the configuration of a building to have all the floor area on one level, or you
could have a smaller building footprint and distribute the floor area across the
first and 2nd floor as long as you stay within the max FAR allowance. Each tool
(building height, lot coverage, FAR) addresses something different.

#2: Where did the 25’ back from rear 15’ height limit come from?

0 A: Stafflooked at shading and privacy concerns. That setback mechanism helps
create a transition zone between the residential (on 3rd Avenue) and commercial
uses (on 2nd Avenue).

#3: Can the county share the shading plan?

0 A:Yes. Staff will post it. [It is included in the staff report for the February 20,
2019 Planning Commission meeting.]

#4: Won't the proposed regulations promote boxy building shapes [as a result of the
rear setback requirements]?

0 A:There could be some boxy outcomes in the rear of the buildings, but that is
the tradeoff for addressing the need for a transition / buffer between residential
and commercial uses.

#5: At the last meeting there was discussion of allowing a smaller setback on the front if
there were bulk plane-type setback requirements for the rear lot. Why isn’t that
reflected in the draft regulations? That was a big point from last meeting and it’s
important.

O A:Thatis still under consideration.

#6: For corner lots both street frontages must meet front setback requirements which
puts a constraint on development.

O A: Any interior lot line is going to be treated as a 0 setback.

#7: Is Colterra considered Block 37 Said it’s considered Block 3, but it’s Block 5?

0 A:Colterrais in Block 5.

#8: Comment: Regulations are developed based on current development that already
exists on the property, not based on potential development. This weights things so low
that it creates regulations that wouldn’t allow any projects to be economically viable on
vacant parcels.

#9: Comment: Parking - the regulations say if you have less than 10,000 sf you get 2
residential units, then you build another smaller residential unit (500 sf) and you need 2
spaces. Should add one space for another 500 sf.

#10: It sounds like staff is postponing decisions on the alley use.
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0 A: Staffis not postponing work on alley-related topics. It’s the design and
specifics that still need to be decided. Certain things will have to happen after
the Code update is complete (e.g., determining in-out access given that it's a
dead end; possibility of getting an easement for a turnaround, etc.). Those are
not regulatory topics and they’ll require further work and discussion. They also
have financial aspects that need to be addressed.
#11: Have been told I can’t proceed with my project until the alley issue is addressed, so
it will hold up projects until it's addressed completely.
0 A:The draft Code updates would allow it to happen. Staff is proposing for
properties on 2nd Avenue to be able to use the alley.
#12: Comment: Confused about the whole process and what the county is trying to
accomplish. See 2 blocks and opportunity to do things more special than what's there
now. See county trying to make blocks 5 and 6 a transition zone from another block.
What are we transitioning to? Not residential because that occurs on the back side of the
lots. There should be more density on front. Should not use blocks 5 and 6 as transition.
#13: The draft regulations say there can’t be any parking on the front of the lot - just
side and back.
0 A: Parking cannot occur in front of the front line of the building. It would have to
be on the side or behind.
#14: 240 2nd has parking on front. Would that be allowed?
0 A: No- That property would become non-conforming.
#15: 30 year resident of Niwot. When first reviewed the draft regulations they seemed
good from transportation perspective. It’s a place where you can be multi-modal. But
now I'm confused about how staff came up with suggested FAR. Look at properties on
east end of Block 5 and it’s useless space now. It’s in town and town should feel like
town- you should be able to walk to services. Those areas are ripe for redevelopment
and provide an opportunity for people to live in those areas. Impression is the
regulations are making it extra prohibitive. The county already has a reputation of being
a hard place to build and develop. There are creative developers who can do interesting
projects if the county allows them to. Need to give a chance to redevelop properties into
exciting places that someone can afford to redevelop. Getting tired of looking at run
down buildings. There should be higher FAR on Blocks 5 & 6 (than the 0.55 in the draft
regs) or no FAR.
#16: Why no longer allow parking in the front of buildings?
0 A:Itbreaks up the street front. When put parking in front it makes it look more
suburban. Instead - could put landscaping or other things in front.
#17: Why is county treating Excel building like blocks 5 and 67 That building needs
something done to it and that won’t be possible with the draft regulations.
0 A:It’s split zoned. Back side is not in NRCD. Will look at that more closely.
#18: Comment: Proposal would decrease property value by 30-50%. Suggest allowing
more density.
#19: Comment: On Block 5 can only build 1/3 of what can be built on blocks 3 and 4. If
going to reduce building potential will the county reduce property taxes too?
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#20: Comment: Feed store couldn’t build a loafing shed on back to cover feed. They’'ve
been able to do that for decades, now suddenly they couldn’t. The draft regulations
would penalize someone who’s been in community for years and that’s not right.
#21: Seems unfair that only blocks 5 & 6 have so many rules. Niwot could do something
really cool with those blocks.
0 A:Indeveloping the draft regulations staff looked at what makes Niwot unique.
We heard many opinions. The development pattern is not same on Blocks 3&4
as itis on 5&6. We already have different limits on development east and west of
Franklin. The community is speaking through this process and we want to hear
everyone.
#22: [Owner of Niwot Inn] Comment: The proposed rules make her building 33% too
large for her property. Don’t understand why all the restrictions are happening. Already
have lots of vacancies. Gunbarrel is vibrant. Niwot is not at 7pm. Commercial people are
trying to invest- it's expensive. Should be excited people want to fix up buildings. She
put shutters up on the side of the Inn facing Lefty’s because of how bad it is. All the
restaurants are closing. This month has been the slowest month ever. Guests coming
and no place to go to dinner. Expensive to develop and own properties. Very high taxes
on commercial properties. Don’t understand why the county is not working with them
to make the community vibrant. County needs to make it easier. Developers will create
attractive buildings not boxes, but don’t try to regulate through overly restrictive
measures.
#23: Comment: When Niwot Inn was built it was controversial. What was there before
the Inn was different. This process is necessary because these changes need to be
organized.
#24: Comment: When people think of Niwot’s charming character, people think of
Niwot Inn, but that wouldn’t get built again today. Couldn’t build a version of that on
Colterra property today.
#25: Comment: Most commercial property and business owners are here. None of them
supports the plan. None of the owners support the plan.
0 A:That's why we're here - to listen to feedback on the draft regulations and we
will make revisions where appropriate based on the feedback.
#26: Comment: The community did go through this before in the early ‘90s and the
result was a decision for no alley access. We already had this conversation. If the Niwot
Inn is the gold standard, look at their parking situation. They have parking in rear. Do
we want Niwot to look like Gunbarrel? No.
#27: What is the mix of uses allowed on 2nd floor.
0 A: Need to clarify intent.
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Niwot Rural Community District
Community Meeting

January 24, 2019

AGENDA

e  WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
e Background and Objectives — 10 minutes

e Draft Regulations — 20 minutes

e Full Group Q&A - 20-30 minutes

¢ Individual Comments and Q&A — 1 hour

Deadline for comments — January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.
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DOWNTOWN NIWOT (NRCD) MORATORIUM AND COUNTY PROPOSED CODE CHANGES

Is this what is best for the Niwot Community?

Current Requirement

Proposed Requirement
Historic District (W. of
Franklin)

Proposed Requirement
Non-Historic District (E. of
Franklin)

Impact to Downtown, Businesses &
Consumers

I

Front Setback- 2"? Ave

20’ east of Franklin
0’ west of Franklin

same

same

Rear Setback- Alley

ol

0’ first level
25’ upper level

0’ first level
25" upper level

Height Limit

30 Feet (2-stories)

15’ along alley
30" beginning 25’ from alley

15’ along alley
30’ beginning 25’ from alley

. .90 on corner lots .50
Determined by setback S ;
Lot Coverage . . .75 on interior lots (includes
and height limits ,
Colterra)
Commercial access is Full access allowed for all Unclear
Alley Access & Use . . . .
limited east of Franklin adjacent properties
One space/ 500 s.f.
. 2 spaces per residence Unclear
Parkin ) . Uncl
g with grandfathering of o
older uses
.55. reducing potential by
70%
Floor Area Ratio none none

strips away the potential for
growth for the commercial
properties in Downtown Niwot

limits and reduces the amount of
retail and commercial space on 2"
Avenue and creates additional
vacancy

results in increased rents,
increased food and beverage
costs, and an increase in the
general cost of goods and services
sold in Niwot.

Potential commercial and
residential square footage reduced
by 70% east of Franklin by

Forces Niwot residents to drive to
Boulder or Longmont for needed
goods and services

e 45% of existing properties would not be allowed to be built as they currently exist. These rules are too extreme for Niwot!
¢ Existing properties that don’t meet the proposed requirements: Niwot Inn, Gunbarrel Import Motors, Niwot Rental and Feed, Southpaw
Commons, Little Bird, Porchfront Homes, Colterra, Free Skier Magazine, 104 2" Avenue, Excel Electric, Bank of the West, The Grange, Powder

Keg.

® Any new rules should not make existing properties that-are currently fully in compliance with the rules, ‘non-conforming’
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PROPOSED LAND USE CODE REVISIONS LIMIT
NIWOT’S POTENTIAL FOR A VIBRANT DOWNTOWN
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Niwot Rural Community District
Community Meeting
January 24, 2019

AGENDA

WELCOME-Introductions, Agenda, Ground Rules — 5 minutes

¢ Background and Objectives — 10 minutes
e Draft Regulations — 20 minutes
e Full Group Q&A —20-30 minutes

Individual Comments and Q&A — 1 hour
Deadline for comments — January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.

Com men;\s

F /J 2 \I\L (ry /l D\( \’\'( .
( lfl W A1 e \l) U\("
\ N { ‘

| LQSZ \U'Y C_ ! (A “Li v o) o L\? v ',. \
b '
[ Ul @ lat |
¢ >uPP vt b A Ve C e LA Az i / ;
ARy =te ) reac g

Al‘y’) F((Pl;z*(iﬁ‘( “lnuts by l{e(uy lwtmcf”

/a N
it COWANE ¢ e

ld“é,

=

\ Pitas Y\ U ey
r'/—‘
- b_

DU g

\ /
r (LQ L [’S

e W, e

/ £

(S

DA e k) (e

b

Ve, clevtie !

-

[ S—

D e

9 of 20




Niwot Rural Community District

Community Meeting
January 24, 2019

AGENDA

e  WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
e Background and Objectives — 10 minutes

e Draft Regulations — 20 minutes

e  Full Group Q&A — 20-30 minutes

e Individual Comments and Q&A — 1 hour

Deadline for comments — January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on

our online form.,
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Niwot Rural Community District
Community Meeting
January 24, 2019
AGENDA

e  WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
e Background and Objectives — 10 minutes

e Draft Regulations — 20 minutes

e Full Group Q&A — 20-30 minutes

e Individual Comments and Q&A — 1 hour

Deadline for comments — January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.
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Niwot Rural Community District
Community Meeting
January 24, 2019

AGENDA

e WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
¢ Background and Objectives — 10 minutes

o Draft Regulations — 20 minutes

e  Full Group Q&A — 20-30 minutes

¢ Individual Comments and Q&A — 1 hour

Deadline for comments — January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.
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Niwot Rural Community District
Community Meeting
January 24, 2019

AGENDA

e  WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
e Background and Objectives — 10 minutes

e Draft Reéulations — 20 minutes

e  Full Group Q&A —20-30 minutes

e |ndividual Comments and Q&A — 1 hour

Deadline for comments = January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.
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Niwot Rural Community District
Community Meeting
January 24, 2019
AGENDA

WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
Background and Objectives — 10 minutes

Draft Regulations — 20 minutes

Full Group Q&A ~ 20-30 minutes

Individual Comments and Q&A — 1 hour

Deadline for comments — January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.
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Niwot Rural Community District
Community Meeting
January 24, 2019
AGENDA

e  WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
e Background and Objectives — 10 minutes

e Draft Regulations — 20 minutes

e Full Group Q&A — 20-30 minutes

e Individual Comments and Q&A — 1 hour

Deadline for comments — January 30 / ~R Y-/ 7

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.
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Niwot Rural Community District
Community Meeting
January 24, 2019
AGENDA

o  WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
e Background and Objectives — 10 minutes

e Draft Regulations — 20 minutes

e Full Group Q&A - 20-30 minutes

e Individual Comments and Q&A — 1 hour

Deadline for comments — January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.
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Niwot Rural Community District
Community Meeting
January 24, 2019
AGENDA

WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
Background and Objectives — 10 minutes

Draft Regulations — 20 minutes

Full Group Q&A — 20-30 minutes

Individual Comments and Q&A — 1 hour

Deadline for comments — January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.

Comments:
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Niwot Rural Community District
Community Meeting

January 24, 2019

AGENDA

e WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
e Background and Objectives — 10 minutes

e Draft Regulations — 20 minutes

e  Full Group Q&A —20-30 minutes

¢ Individual Comments and Q&A — 1 hour

Deadline for comments — January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.
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Niwot Rural Community District
Community Meeting
January 24, 2019
AGENDA

¢ WELCOME-Introductions, Agenda, Ground Rules — 5 minutes
e Background and Objectives — 10 minutes

e Draft Regulations — 20 minutes

e Full Group Q&A —20-30 minutes

¢ Individual Comments and Q&A — 1 hour

Deadline for comments - January 30

Please fill out this form and leave it with staff tonight or go to bit.ly/dc-18-0004 to leave comments on
our online form.
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