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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#178]
Date: Wednesday, March 6, 2019 5:24:02 PM

Name (optional) Audrey  Lenger

Email (optional) avtil84@gmail.com

Phone number (optional) (303) 652-2490

Where do you live? Niwot

Are you a? (check all that apply) Niwot business customer

Please provide feedback on the proposed draft Niwot NRCD regulations. *

Dear Boulder County Commissioners,

I am a resident of Niwot who is opposed the proposed very restrictive rules for development in the
NRCD.

Our town needs a thriving commercial center to survive. I support a vibrant commercial area that
provides services, stores, and restaurants that my family wants to support. The fact that we could
walk to our dentist, a grocery store, restaurants, and events is the primary reason we bought a
house here.

Please do not restrict the development of the NRCD with these needlessly harsh planning
regulations, which will make commercial investment in our town non-viable. The commissioners and
the county seem to value caring for the environment, so please consider the many car trips saved
when we can walk/bike to go out to eat or get a cup of coffee. The proposed restrictions are a
response to the complaints of the residents of 3rd Ave, who knowingly purchased their homes
adjacent to a commercial district--please consider the rest of us, who purchased our homes
BECAUSE of that commercial district. 

It's been hard enough to keep the 2nd Ave storefront filled; these restrictions will negatively impact
the quality of life of our entire community, and while those vocal 3rd Ave. residents may enjoy the
reduced traffic, the rest of us will have to clog up other streets in other area as the core of our town
dwindles. 

I respectfully ask you to reject the proposed rules for development.

Audrey Lenger
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#179]
Date: Thursday, March 7, 2019 8:54:31 AM

Name (optional) Susan  Wilson

Email (optional) susanwilson@susanwilsoncpa.com

Where do you live? Niwot

Are you a? (check all that apply) Niwot business customer

Please provide feedback on the proposed draft Niwot NRCD regulations. *

I am in favor of the proposed development regulations. I feel that Niwot was already on a course to
have new development that was incompatible with the special character of the historic town which is
what draws customers of stores and restaurants to it. I think residential property development in the
historic downtown should be allowed only on upper floors and behind retail/restaurant structures to
enable a critical mass of retail that can create a mutual supportive draw for the businesses. I am not
in favor of using the tiny alley between 2nd and 3rd as the access for new development or for
existing developments that now use 2nd Ave or Niwot road. The alley is ill suited for heavy access
traffic and would create a serious accessibility issue as it is easily blocked due to being so narrow. It
would turn a current much needed buffer between the residential and commercial district into a
road. I have lived in Niwot since 1980 and there has never been in that whole time a pedestrian
safety incident with the curb cuts on 2nd Avenue. I feel that the safety argument is without merit or
supporting data.
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#180]
Date: Thursday, March 7, 2019 10:11:52 AM

Name (optional) John  W

Where do you live? Niwot

Are you a? (check all that apply) Niwot business customer

Please provide feedback on the proposed draft Niwot NRCD regulations. *

Hello. I am a Niwot resident and customer of the local Niwot businesses. I would like to express that
the regulations presented by the Land Use department are detrimental to all citizens of Boulder
County. Taking away property rights from landowners to calm the few should be seen as a
nonstarter. I'm sure that everyone is okay with some give and take, but the current draft is not fair.
Please help Boulder County businesses thrive, as we aren't exactly talking about an overreaching
business such as Google or Amazon. We are talking about our neighbor's small family businesses
which make Boulder County unique.

Thank you,
John
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#181]
Date: Thursday, March 7, 2019 1:56:02 PM

Name (optional) Victoria & Mike  Keen & Selak

Email (optional) vek80544@gmail.com

Where do you live? Niwot

Are you a? (check all that apply) Niwot business owner
Niwot business customer

Please provide feedback on the
proposed draft Niwot NRCD
regulations. *

Please see attached file

Attach a file with comments (optional) commissionerslettermarch6th.docx
19.84 KB · DOCX
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March 7th, 2019 

TO: Boulder County Commissioners Deb Gardner, Elise Jones and Matt Jones: 

The County Commissioners voted to uphold the NRCD moratorium, recognizing the unique character of 

this semi-rural district, and the fact that a few ill-conceived developments could change the character of 

the town for decades to come.  As 35-year “alley cat” residents of Niwot, we thank you for recognizing 

that Niwot truly is special! 

The new proposed regulations provide thoughtful parameters guiding future development with FAR and 

Lot Coverage calculations.  We favor reducing the maximum building height within 25 feet of the rear 

setback along an alley, although we feel 35 feet better reflects the precedent set by The Niwot Inn.  This 

helps to create a transition between the residential and commercial zone, protecting our privacy and 

other concerns.  

We hope that the regulations will provide parameters for building more retail/commercial/restaurant 

spaces as opposed to residential subdivisions, which do nothing to create a vibrant downtown.  Visitors 

from outside Niwot have little reason to visit if there are no new shops and restaurants.  The new 

regulations are vague about proposing a ratio of commercial vs. residential within the NRCD.  

We are “All Aboard” for many of these changes; we do not want to be another cookie-cutter town that 

favors financial gain over its architectural character, which is where things were headed.   

But..we have to say that Boulder County Land Use seems to have experienced a significant “derailment” 

in considering changes to the use of the alley between the commercial and residential zones, which has 

been used historically as a service alley (trash trucks, service vehicles, deliveries) for the past 50 years. It 

should be noted that 3rd Ave. residents DO NOT use the alley to access their properties. 

The County Commissioners came to Niwot and toured the alley in 1996, resulting in the Alley Study 

which governed the construction of The Niwot Inn and Slater Building. The study states:  

2nd Avenue or another primary road, should be used to access a property instead of an alley. The roads 

are better designed to handle traffic flow and are maintained by Boulder County”. 

This is still true today. The study recognized that the alley IS the buffer between the residential and 

commercial zones. This arrangement worked well for the past 20 years. 

 The recent opinion of the Planning Commission agreed with this determination that the alley should 

remain as it is – a service alley.  In Section E NRCD I – Design Requirements – 1. Access & Mobility:  

The Planning Commission recommended striking the provision that says curb cuts should not be 

permitted where alley access is available.  

However, Boulder County staff wants to go against the original opinion of the County Commissioners 

in 1996 and this recent opinion by the Planning Commission – and retain the provision in the code.  
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 Staff believes that curb cuts on 2nd Ave. have had “unintended negative consequences” although it has 

worked perfectly for the past 20 years. (NOW they see negative consequences?) Staff cites “important 

safety concerns from conflicts between vehicles and pedestrians.” And further, the staff recommends 

closing off some of the curb cuts and routing traffic down the alley as an alternative.  Frankly, we think 

this is a train wreck. 

It is important to note that these “important safety concerns” are not based on fact; not a single 

accident has been reported due to these existing curb cuts. This fear campaign has only been fomented 

recently. Niwot hosted it’s annual “Let’s Wine About Winter” event in February with 500 people 

traipsing up and down 2nd Ave. with wine glasses in hand. Not a single fatality, (for several years running) 

other than some revelers might have been nursing a slight hangover the next day. Rockin’ Rails concerts 

bring throngs of people to town without incident. On a given day, pedestrian traffic on blocks 5 and 6 

averages less than 50 people per day.  

The County has been very inconsistent on this issue of alley access, stating on several occasions that the 

alley was simply not engineered to support intensive two-way traffic use. Now they are advocating 

allowing the alley to be used as a roadway with potentially 200+ trips a day?? That is more proposed 

trips than our street 3rd Ave. currently supports, as well as other residential streets in Niwot.  

We feel the County is on the wrong track here. This will certainly destroy any sense of the alley being 

maintained as a buffer between the commercial and residential zones, as it has been historically for 

decades.   

If there are pedestrian and bicycle safety concerns, (or not) the alley would make an ideal 

pedestrian/bike/dog-walking bypass, and could be attractively designed with “connectivity” in mind 

between the Cottonwood Shopping Center and the 2nd Ave. commercial Zone. Signs could be posted 

along the alley with segue paths to 2nd Ave. businesses. This could be a community project enlisting 

talented area artists, high school service groups and boy & girl scout troops. Choose a theme – 

pollinators, railroads, agriculture, Native American history in the area.  

Let’s examine some of the inevitable conflicts with opening up the alley as a thoroughfare. Who 

knows more about this than the people who have lived on the alley for decades.  

• It is frankly ludicrous to route traffic west down 2nd Ave., then north on Franklin and

finally up a dead-end alley to access existing properties and proposed new

developments on 2nd Ave. (Or any other possible route.)  Talk about safety hazards! It is

just common sense to use existing curb cuts by the Meisner and Lefty’s properties

and/or share access with the Niwot Inn existing curb cut.

• And given the scenario above of rerouting traffic to Franklin, what is the impact for

traffic on the increasingly busy cross-street?  Left Hand Animal Hospital is moving to the

corner of 3rd and Franklin and the burden of their customer and employee traffic will be

shifted from 2nd Ave. to Franklin, generating 116 trip ends per day.  What about

residents walking their dogs to vet appointments or unloading their animals from
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parked cars & SUV’s on Franklin?  What about the school bus stop on Franklin? These 

serious (real) “unintended consequences” of routing traffic down Franklin to access the 

alley need to be considered with an actual traffic study.   

• Colterra destruction/reconstruction: There will be construction vehicles, backhoes, 

dump trucks, and building material deliveries in or around the alley when this project 

gets underway.  

• When Colterra is “made whole” again, kitchen deliveries will resume as before with 

delivery trucks parked in the alley several times a week.   

• With the eventual build-out of the remaining lots on 2nd Ave., construction vehicles and 

building material deliveries will be made via the alley.  

• Cable and electric service vehicles often access the alley, sometimes parked in the ROW 

for hours at a time. Just last month a tree service was parked in the alley blocking the 

ROW for 3 full days taking down a cottonwood at a residence on 3rd Ave.  

• In December of 2018 a tandem axle moving van was parked in the alley by the 

Southpaw Commons Triplex for 4 ½ hours, completely blocking the ROW. It actually had 

to back out onto Franklin to allow access to the Western Disposal trash truck.  

• If the alley were to become the single access point for businesses and proposed 

residences on 2nd Ave. (closing off existing curb cuts) – what happens if there is an 

emergency on 2nd Ave. requiring building evacuation?  How would that look like with 

people trying to evacuate from the alley, and emergency response vehicles trying to 

access the site of the emergency through the alley at the same time? (Now THERE is a 

safety concern!)  On that note, The Colterra kitchen fire was certainly a wake-up call. 

How fortunate that it didn’t result in a gas explosion or spread to residences and 

adjacent structures. We live on the alley adjacent to Colterra.   

• A line of utility poles border the residential side of the alley, requiring sufficient 

vehicular clearance to avoid damage. Trash receptacles also line the alley on the 

commercial side. This further narrow the alley, which is already less than 20’ wide in 

several spots.  

All these practical concerns do not even begin to address the impact of 200+ alley trips on the alley 

corridor residents of 3rd Ave.  Many 3rd Ave. residents have lived on this street for 20 to 40 years. Our 

homes are our biggest asset. Our younger residents are just starting families. For many of us of 

retirement age, our plan has been to live out our lives in this close-knit neighborhood where we all look 

out for each other.  

This ill-advised plan for routing commercial traffic down the alley effectively shifts the impact 

of 2nd Ave. development from the commercial property owners to the residential property 

owners.  Is this fair? Let’s get back on the right track! 

Thanks for listening… 

Victoria Keen, Mike Selak and Roscoe the Wonder Dog – 285 3rd Ave. NIWOT 
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#182]
Date: Thursday, March 7, 2019 2:22:24 PM

Name (optional) Evelyn  Bonn

Email (optional) evelyn.bonn@gmail.com

Phone number (optional) (303) 652-3549

Where do you live? Niwot

Are you a? (check all that apply) Niwot business customer

Please provide feedback on the proposed draft Niwot NRCD regulations. *

I am a resident of Niwot who is completely against the very restrictive rules proposed for
development in the NRCD.

Niwot's commercial center is already suffering from recent business losses, including that of
Colterra, which wants to rebuild but is unable to until your moratorium is lifted. Niwot needs a
thriving commercial center to survive. My husband and I support a vibrant commercial area that
provides services, stores, and restaurants that my family wants to support.

We also greatly value the events, activities and projects that our business community creates for the
whole of our town, such as Rock & Rails, the Pumpkin Parade, Enchanted Evening, and Wine About
Winter. Each member of our family of five frequents and enjoys these events.

Please do not restrict the development of the NRCD with these needlessly harsh planning
regulations, which will make commercial investment in our town non-viable.

Thank you,
Evelyn Bonn & David Elchoness
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#183]
Date: Friday, March 8, 2019 7:48:48 AM

Name (optional) Laura  Skaggs

Email (optional) lauralskaggs@aol.com

Phone number (optional) (303) 682-0468

Where do you live? Niwot

Are you a? (check all that apply) Niwot business customer

Please provide feedback on the
proposed draft Niwot NRCD
regulations. *

Attached please find a RESOLUTION and proposed revisions
submitted on behalf of the Niwot Local Improvement District
Advisory Committee (NLIDAC) to the Boulder County
Commissioners. 

I currently serve as Chairperson of the NLIDAC and have
been asked to forward the RESOLUTION as recently
approved by our LID board members regarding proposed
code revisions by Land Use to the NRCD1. 

As I am submitting on behalf of a Board, PLEASE CONTACT
ME IF THE ATTACHMENT FAILS TO TRANSMIT. Many thanks.

--Laura Skaggs
Chairperson, NLIDAC

Attach a file with comments (optional) nlidac_nrcd1_resolution_03062019.docx
19.68 KB · DOCX
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A RESOLUTION of the Niwot LID Advisory Committee regarding proposed revisions to the 
Niwot Rural Community District 1 Land Use Code 

 
Whereas, the Niwot Local Improvement District funds public improvements and other activities for the 
benefit of the district and the entire Niwot community; and 
 
Whereas, a retail sales tax of 1% is collected from the customers of the businesses located within the 
Niwot Local Improvement District; and 
 
Whereas, on September 20, 2018 the Boulder County Commissioners imposed a six-month moratorium 
on development applications in the NRCD1, and on October 30, 2018 voted to continue the moratorium 
excluding the NRCD1 Historic District; and 
 
Whereas, the six-month delay in development with the NRCD1 has adversely affected the collection of 
sales tax revenues for the LID, now and beyond the six-month moratorium; and  
 
Whereas, over the past 25 years development in the NRCD1 has occurred pursuant to the current 
NRCD1 regulations and in a responsible manner consistent with past development patterns; and 
 
Whereas, the Niwot LID Advisory Committee deems the moratorium and the NRCD1 Land Use Code 
Revisions recommended by the Boulder County Planning Commission as ill-advised, unwarranted, 
without justification, and harmful to the businesses and property owners in the LID; and 
 
Whereas, the Niwot LID Advisory Committee deems the NRCD1 Land Use Code Revisions recommended 
by the Boulder County Planning Commission to place extreme and unnecessary limits on the NRCD1 
commercial properties, denying the NRCD1 the ability to meet goals expressed in the Boulder County 
Comprehensive Plan to function as a ‘designated service area within the sub-region and the geographic 
area wherein the majority of future growth will be accommodated;’ and 
 
Whereas, the Niwot LID Advisory Committee supports the Boulder County Comprehensive Plan in 
encouraging ‘a network of pedestrian and bicycle pathways that are protected from vehicular 
encroachment;’ and 
 
Whereas, the Niwot LID Advisory Committee feels strongly that where feasible, we must cease 
compromising the safety of 2nd Avenue pedestrians caused by vehicles crossing the sidewalk, and allow 
alley access, which will accommodate the elimination of driveways crossing the sidewalk; and  
 
Whereas, the moratorium was put in place largely to clarify alley access and use, and this goal has been 
stripped from the recommendations submitted to the Board of County Commissioners, making this 
moratorium goal impossible to achieve; 
 
NOW, THEREFORE: 
 
The Niwot LID Advisory Committee urges the Board of County Commissioners to extend the NRCD1 
moratorium by 30 days to conduct further stakeholder outreach to lead to revisions of the NRCD1 Land 
Use Code, and strongly engage with the NRCD1 business property owners’ proposal as the basis for 
these Land Use Code revisions. 
 (See Attachment  A below: NRCD1 business property owners’ proposal ) 
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Attachment A: NRCD1 business property owners’ proposal

Accompanying: RESOLUTION of the Niwot LID Advisory Committee regarding proposed revisions to 
the Niwot Rural Community District 1 Land Use Code 

REVISIONS TO NRCD LAND USE CODE APPROVED BY NRCD PROPERTY OWNERS 

Items listed in red show changes from the requirements proposed by BC Land Use Dept. 

ENTIRE NRCD 

• Height Limit: 30’ allowed

• Residential units allowed:
o <10,000 lot: 2 units
o 10,000-15,000: 4 units
o >15,000: 5 units
o One additional unit permitted if under 600 s.f in all lot sizes
o Residential units allowed on the second floor adjacent to 2nd Avenue, or behind

Commercial.  First floor adjacent to 2nd Avenue must be Commercial.

• Parking:
o One space/ 500 s.f. commercial;
o Residential: as proposed by Land Use is accepted (approx. 1.5 spaces per unit

with reduction for spaces under 600 s.f.)

BLOCKS 3 and 4 

• Zoning and Land Use requirements should remain as they currently exist. No FAR, No
Lot Coverage, No Landscape requirement, no change to setbacks.  The current review
requirements are sufficient to ensure that development is compatible with Niwot.

BLOCKs 1, 2, 5 and 6 

o NO FAR.  Setbacks, Floor Area Coverage, Parking and height restrictions all address the
final sq. footage of the building.  There is no need to include FAR as a tool as suggested
by some members of the Planning Commission.

o Building height: 30’, 15’ maximum building height within 15’ of a rear property
line where the rear lot line is adjacent to a parcel or right of way outside NRCD1.
(Residential properties have a 15’ setback required for a 30’ tall structure.  It is
unreasonable to require more then 15’ for the Commercial Properties.)

o Lot Coverage: 60%.
o Landscape/hardscape requirement of 10%.
o Rear setback 0’ required.  Front setback 10’ required.  Front and rear combined

20’ minimum. (no height reduction required along 2nd Avenue)
o Side setback 0’ required
o Setback on corner lots to Franklin: 0’.
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Pedestrian Safety/Alley Access east of Franklin:   

• To improve the safety of 2nd Avenue sidewalks, full alley access for Commercial property 
owners to be granted by May 15th.  Commercial property owners are willing to bear the 
costs of the surveying, repair of potholes and grading as a show of good faith.  

o Commercial property owners will immediately be allowed access to 
survey and stake the alley boundary.   

o Any property owner who has encroachments into the alley will be 
notified and given 60 days to remedy.  If no remedy occurs, the County 
will take such action as necessary to remove the encroachment. 

o After the 60 days, Commercial property owners, at their expense, can fill 
potholes and grade the alley with the requirement that the historic 
drainage pattern of the alley is not to be substantially modified.  Since 
the historic drainage patterns are not to be modified, no engineering is 
required. 

o For existing uses, Commercial property owners can submit an alley access 
plan to Boulder County Land Use showing proposed new access points.   

o New developments will show proposed alley access as part of standard 
submittal requirements 

o After alley grading, all adjacent properties have right to full alley access.  
Where feasible, curb cuts that cross 2nd Avenue sidewalks will be 
eliminated at property owners’ expense. 

o The alley is a 20’ wide standard platted two way right of way.  Like alleys 
all over Boulder and Longmont, there is adequate room for two cars to 
pass.   

o A ‘NO OUTLET’ sign will be placed at the alley entrance on Franklin.  Since 
only vehicles that have a parking space waiting for them will use the 
alley, and three point turn around will be available on most properties 
accessing the alley, access should not be delayed. 
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#184]
Date: Friday, March 8, 2019 5:11:14 PM

Name (optional) Katherine  Head

Email (optional) pebbleartjewelry@gmail.com

Phone number (optional) (720) 491-9968

Where do you live? Niwot

Are you a? (check all that apply) Niwot business owner

Please provide feedback on the proposed draft Niwot NRCD regulations. *

As a resident and a retail business owner in Niwot I support the plans to revitalize the downtown
area, these improvements are vital to the survival of existing business and bringing new businesses
to our community. Niwot needs a vibrant and diversified business district to be competitive with the
growing business communities in both Gunbarrel and Longmont. For the retailers to survive in Niwot
we need a mix of services and retail and most importantly restaurants to bring people to our
business district. The proposed code changes will discourage the type of development we need. I
truly believe that Niwot can have a thriving business distract and meet the needs of residents
bordering the business district. The entire community benefits from local improvement district tax
and thriving businesses provide more revenue for these projects. Lets find a way for businesses and
residents to work together without enacting overly restrictive building codes. Thank You
Katherine Head
Pebble Art Jewelry
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#185]
Date: Saturday, March 9, 2019 10:46:56 AM

Name (optional) Jerry  Lumpe

Email (optional) jdlumpe@gmail.com

Phone number (optional) (720) 985-6108

Where do you live? Niwot

Are you a? (check all that apply) Niwot business customer

Please provide feedback on the
proposed draft Niwot NRCD
regulations. *

I have included my comments to the Commissioners in the
attached file Letter_to_Commissioners_JLumpe.pdf

Attach a file with comments (optional) letter_to_commissioners_jlumpe.pdf
40.53 KB · PDF
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March 8th, 2019 

TO: Boulder County Commissioners Deb Gardner, Elise Jones and Matt Jones 

Re: March 12 Niwot NRCD Public Hearing 

My name is Jerry Lumpe and I live at 260 3rd Avenue Niwot. I am submitting my comments in 
writing because I am unable to make it to the March 12 hearing to speak in person. My wife 
and I bought our house in Niwot three years ago, making us relative newcomers on a street 
where many of our neighbors have lived for decades. We love Niwot - the charm, easy 
walkability, diversity of businesses and restaurants, open spaces and especially the interesting 
and friendly people, residents and visitors alike. 

Like many others, I am concerned when I see empty storefronts and restaurants in Old Town 
and have a common interest in seeing Niwot maintain a thriving and diverse business and 
commercial district. These two aspects of our town - commercial and residential - are 
symbiotic, and each requires the other to be healthy to maintain the quality of life we all desire.  
Achieving this balance requires all sides of the community to deal with each other with mutual 
respect and a commitment to compromise. 

I believe the residents of Old Town in general, and 3rd Avenue in particular, have been unfairly 
characterized as self-interested complainers opposed to any new growth and development in 
the town. While I can only speak for myself, I am sure that most if not all of my neighbors 
understand that new development in Old Town is both inevitable and desirable to maintain a 
vibrant downtown that we all can enjoy.  

All we ask is that this development be monitored and controlled so that the unique charm and 
beauty of the town is maintained and enhanced, rather than diminished. We expect that you, 
as unbiased representatives of all Boulder County residents, will enforce a proper balance 
between the rights of commercial property owners and developers to make a profit and the 
rights of the residents who live in Old Town, particularly those of us who border the commercial 
district and are at risk of having our quality of life, and property values, degraded by poorly 
regulated and inappropriate development. 

The new developments that were built in Block 5 in the past year are a perfect example of that, 
and exactly what no one wants to see repeated. With all due respect I do not understand how 
that development was allowed to happen unless the powers that be were just asleep on the 
job. I think everyone agrees that more vigilance and oversight is required in the future. The 
possibility that the remaining undeveloped parts of Block 5 will look like more of the same in 
the future is alarming to anyone who actually lives in, and cares about, Old Town Niwot.  

It has recently come to our attention that the development plans being considered for the 
Meisner property at the east end of Block 5 call for high-density residential infill, not a mix of 
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residential and commercial as we had been led to believe. This is the last thing Niwot needs as 
it would do nothing to spur commercial/business activity in downtown, would not bring people 
into Niwot or add to the business tax base, and would simply add more traffic to the local 
streets. I trust that such a plan will not be green-lighted by the County. 

Finally, I would like to comment on the issue of “pedestrian safety”, which is being peddled to 
justify the re-routing of commercial traffic from the north side of Block 5 up the service alley in 
the back. All my experience in Niwot says this is a solution in search of a problem. We walk up 
and down 2nd Avenue all the time and I can’t ever recall even seeing a car enter or exit the curb 
cuts on that side of the street, much less come close to endangering a pedestrian. Of course, 
my experience is merely anecdotal, but so is any case offered up by the developers who are 
pushing images of children being threatened by SUVs (this scenario was graphicly illustrated in 
giant posters they put up on the walls at one of the recent public meetings I attended).   

If this is indeed a valid public safety issue that’s driving important decisions on future 
development and traffic flow in our town then it should be justified with hard data from a 
rigorous traffic study. Such a study would hopefully also address the detrimental effects of 
routing all that traffic down 2nd Ave., through the 4-way stop at Franklin St. and up Franklin to 
the alley entrance. In my opinion this would introduce a real pedestrian safety issue as many 
pedestrians use Franklin St., where there are no sidewalks at all. Maybe this study already exists 
but I have never seen it presented. Instead, it seems that we are just expected to accept the 
argument being presented at face value and move on. Surely you don’t support that. 

Thank you very much for your time. I am confident that you will take all viewpoints into 
consideration and make fair and balanced decisions for our future. 

Sincerely,  
Jerry D. Lumpe 

260 3rd Ave. 
Niwot 
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#186]
Date: Saturday, March 9, 2019 4:05:38 PM

Name (optional) Katherine  Koehler

Email (optional) kathyboco@gmail.com

Phone number (optional) (303) 652-2788

Where do you live? Niwot

Are you a? (check all that apply) Niwot business customer

Please provide feedback on the proposed draft Niwot NRCD regulations. *

Docket DC-18-0004: Niwot Rural Community District Code Update
Boulder County Land Use:
My points:

 Alley ~ I would like the alley addressed with a plan moving forward to serve both the needs of the
business property owners and for the residential property owners. I think specifications are missing
from the current code and the new recommendations to the Commissioners.
o Motor vehicle use to be on the existing dirt alleyway.
o On the residential property (north) side of the utility poles and alleyway, convert the 10ft easement
into a walking path. Residents can plant and landscape their yards on the north side of the pathway.
o Minimizing the number of mixed use and rental units on the east end of the block in the business
district will minimize the use / daily traffic in the alley. This is a business district, not a high density
rental housing area. There is an area of high density rental housing in Niwot on the south and east
of Cottomwood Square and the Niwot Market.

 376 Second Avenue ~ This address is in a business district on the far east end of a one-way alley
and currently it has a paved parking area on the east side of the property for customers. 
o To allow the proposal of one Second Avenue walk in business on the west side of the property
might be appropriate and customers could access the business from the existing asphalt parking
area on the east side of the property or via Second Avenue.
o To permit the proposal for that property to increase to seven residential rented units in the back
(north) of the property brings a tremendous increase of daily traffic to the alley. This has been a
contention of the residential property owners.
o This is a business district, not high density rental housing.

Kathy Koehler, 8884 Morton Road, Niwot CO 80503-8669
Niwot resident since 1972 ~ Boulder County family since 1869
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#187]
Date: Sunday, March 10, 2019 1:52:13 PM

Where do you live? Niwot

Are you a? (check all that apply) Niwot business customer

Please provide feedback on the proposed draft Niwot NRCD regulations. *

I commend Boulder County for a thorough approach to updating the NRCD regulations. I feel that
the intervention is very timely before other development projects move forward. The Staff Reports
associated with the updates are well thought out and reflect the County’s willingness to listen to all
sides. The graphic illustrations are also really helpful for understanding the regulations, especially
for those of us who are not builders or architects.

My main issue is that I do not want to see a bunch of residences on 2nd Ave. These do nothing to
vitalize downtown and limit potential retail or restaurants from coming to Niwot in the future. I see
there are regulations for limiting the number of residences on a parcel according to lot size, but I do
not see any rules that would govern the ratio of retail vs. commercial.

Having been a long-time resident of Niwot, I know that the County Commissioners sanctioned the
use of the alley as a service alley way back in 1996 through the Alley Study. They recognized that it
serves as a buffer between the residential and commercial zones and therefore The Niwot Inn and
Slater Building were constructed with access from 2nd Ave., not the alley. 

At the recent Planning Commission hearing in February, the Planning Commission members echoed
that decision. In their opinion, the alley should remain as it is – a service alley. They think that
opening up the alley to commercial traffic will cause more problems than it solves, and I agree.
Despite this, Boulder County apparently still wants to open up the alley to all commercial traffic.

I ask that the Commissioners see the wisdom of the alley determination by the Commissioners in
1996 and the recent opinion of the Planning Commission in February, and limit the traffic in the
alley to service vehicles and local traffic. The alley certainly needs improvement – i.e. – professional
grading and drainage mitigation, but it should never be paved. This does not fit in with the rural
character of Niwot, particularly in Old Town. 

I also think it is a great idea to call for community engagement and meetings with neighbors prior to
future developments going forward. Neighbors know how a development will affect them and their
opinion should be considered. This requirement should be instituted state wide. It is time for
residents to have a larger voice rather than just having developments imposed on them. 

Thank you!
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#188]
Date: Sunday, March 10, 2019 9:34:21 PM

Name (optional) Victoria & Mike  Keen & Selak

Email (optional) vek80544@gmail.com

Where do you live? Niwot

Are you a? (check all that apply) Niwot business owner
Niwot business customer

Please provide feedback on the
proposed draft Niwot NRCD
regulations. *

Please see attached file

Attach a file with comments (optional) mostrecentcommentmarch2019.docx
14.70 KB · DOCX
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The north side of 2nd Ave. in Niwot was almost entirely residential prior to 1996, although a few homes 

had been converted to business use. When plans for The Niwot Inn were conceived (bulldozing a 

beautiful Craftsman-era home) Boulder County commissioned the 1996 Alley Study in order to clarify 

and define access to development on 2nd Ave.  The intention of the Alley Study was to eliminate 

ambiguity regarding alley access as development transitioned from residential to commercial. The BOCC 

walked the alley with residents and business owners and they concluded:  

“Where physically possible, Second Avenue or another primary road, should be used to access a property 

instead of an alley. The roads are better designed to handle traffic flow and are maintained by Boulder 

County. The County recognizes the fact that lot-line to lot-line development on Second Avenue, west of 

Franklin requires access to the alley “  

“Parking at the rear of a lot is an historical precedent in Niwot that is still appropriate today. Some lots 

which are already built-out depend on rear-lot parking. As such, based upon the NRCD regulations, the 

County will generally support rear lot parking for new businesses. In the block identified as Area 3 in this 

study, newly created parking areas should not have direct traffic flow from the lot to the alley.  In 

addition, the parking area should be screened from the view of adjacent residents as much as possible 

through the use of fences and vegetation.” 

The findings of the alley study governed the Site Plan Reviews for The Niwot Inn and the Slater Building. 

This led to two attractive developments that were a win for the residential community and a win for the 

commercial interests, and touted by most everyone as examples to follow in future developments.  For 

the past 20 years, this has been “the law of the land.”  The original INTENTION of the 1996 Alley Study 

still holds true today.  

Something obviously went haywire with the construction of the Southpaw Commons Development in 

2017. The findings of the 1996 Alley Study were thrown out the window, resulting in a development that 

does not fit with the semi-rural character of Niwot, and a massive triplex built with just a 9- foot setback 

from the alley. Residents of the triplex access their garages from the alley as well, contrary to the 1996 

Alley Study.  What went wrong is not worth belaboring here. Inexperienced planners? Was there an 

effort to get the Determination Letter issued early? Pressure from the business community due to vague 

regulations?  

The point is, that the findings of the 1996 Alley Study never should have been discarded in the first 

place. Boulder County now says that the 1996 Alley Study had “unintended consequences,” one of 

which is probably (indirectly) this building moratorium.  And I have to say, the Southpaw development 

has had unintended consequences as well – mainly a response from residents that they want to be more 

involved in planning decisions, especially when the development affects them directly in ways that are 

life-changing without remedies for mitigation.   

Boulder County should not “kick the can down the road” regarding alley access. Alley improvements can 

be determined later. The upcoming plans for development will ultimately be determined by whether 

alley access is permitted, - or not. Has Boulder County has been pressured by developers to adopt this 

“all access alley position,” although it creates many more problems than it solves?  
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 We ask that Boulder County Land Use and the County Commissioners re-instate the findings of the 1996 

Alley Study into the regulations for the proposed NRCD update. This governing document never should 

have been ignored in the first place, and including the findings in the new regulations will provide 

certainty and guiding principles to both residents and developers alike. It’s not too late to go back to 

what works. Incorporating the 1996 Alley Study into the new regulations is the simple solution to solving 

this contentious issue, and not extending the moratorium any longer. Adopt the new regulations (with 

the inclusion of the Alley Study,) lift the moratorium and Niwot moves forward!  

Thank you, 

Mike Selak and Victoria Keen 

35 year residents of Niwot 
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#189]
Date: Sunday, March 10, 2019 9:49:25 PM

Name (optional) Kellie  Beran

Email (optional) beran88@gmail.com

Where do you live? Niwot

Are you a? (check all that apply) Niwot business owner
Niwot business customer

Please provide feedback on the proposed draft Niwot NRCD regulations. *

There are a few issues here, and they all need to be addressed fairly the county:
1) Future development in Niwot downtown area: I believe we would agree that a vibrant business
community with retail and restaurants is desired by most everyone. We just need to be sure the entry
into the business district at 2nd and Murray, and 2nd and Niwot Road create an inviting atmosphere.
This means businesses as each end, not residential as is proposed. The county recommendation of
retail on ground floor or at rear of property seems like a good suggestion, of course while
conforming to other building restrictions to maintain the special character of Niwot. I am confident
the architects would embrace the creativity needed if the developers could just let up a little, and
perhaps live with just a bit less profit.
2) The Alley – there was an alley study in 1996 specifically because of the same situation we are
discussing now – commercial development bordering residential areas. This was the reason for this
study. This study was researched intently by the county, with much co-operation from the
community. It is unclear why this study was disregarded with the recent development, South Paw.
Shouldn’t this study be part of land use review for this area? This was an obvious oversight by the
county, but let’s not continue following one mistake with another. This was an error, but now let’s
move on and just follow the recommendations of the alley study. This entire moratorium could have
been avoided if this was done.
3) Boundaries – it is clear from the outlines of the NRCD that the boundary for the business district
is the rear property line of Businesses property’s on 2nd – the alley is part of the residential area.
This is crystal clear on both NRCD residential maps and the business map. Why is the alley even part
of this debate?
4) Changing the alley into a street, which is basically what has been requested, is opening a can of
worms that I don’t think the county wants or the taxpayers should be forced to pay for. Traffic
studies, grading, plumbing, culverts, electric, curbs, gutters, lighting – these are just a few of the
items that need to be addressed before we go forward on the solution. Then, if there is as much
traffic as is being proposed, it seems this is another expense for the taxpayers, as there is no way
the adjacent property owners can or want to pay for this for eternity.
5) Another option: Why not just vacate the alley to all adjacent property owners – this takes it off the
county’s hands, and then property owners can do what they want as long as abiding by land use
codes and regulation (whether they change or not). Let’s move forward!
6) All of the properties wanting development already have access, whether from 2nd or Niwot Road –
leave the alley for utilities – they will have no other way to access these properties in a safe manner
if this alley becomes a main route of access to any property. By opening the alley to more traffic, the
country would be creating safety issues, rather than avoiding them.
7) For other folks who may read this: Not sure why everyone thinks Colterra is being prevented from
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opening. The county was asked repeatedly about this, and they confirmed this was not part of
moratorium. And for others reading this, this issue did not cause Treppeda’s to close, either. Lots of
misinformation out there, for sure. Fear sells. 
At the end of the day, public servants, – please do what is right. In future years, when you are
looking back at what you did for Boulder County during your tenure, I think you might feel a bit
proud saying you helped save a small town’s character, with respect to all the individuals who call it
home.

Thanks for your hard work!
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#190]
Date: Sunday, March 10, 2019 10:43:52 PM

Name (optional) Mark  Beran

Email (optional) medovina@gmail.com

Where do you live? Niwot

Are you a? (check all that apply) Niwot business owner
Niwot business customer

Please provide feedback on the proposed draft Niwot NRCD regulations. *

My name is Mark Beran. I have lived and worked in Niwot since 1981. History is
forever. That is its nature. It is easy to overlook the fact that history is not just about
the past, it is also very much about the present.

The current building moratorium and the promulgation of new rules and regulations
touches on Niwot’s past, present and future. You have a plethora of data before
you. Some of it is truth, some hyperbole, and I will stop there. However, you also
have hard documentation upon which to build a solid foundation for rule changes:
the 1996 Niwot Alley Study.

I am certain you are all very familiar with this comprehensive study so I will limit my
comments regarding it to the following stated goal of the study to:
“Clarify the County’s position regarding the use of alleys to access parking
areas for new development.”
This study was an integral consideration supporting the development of the Slater
Building and the Niwot Inn. It is unclear why this successful approach was
abandoned on newer developments such as South Paw.

There have been varying opinions regarding the proper interpretation of the 1996
study. On a state level the STATE ADMINISTRATIVE PROCEDURES ACT Title 24-4 of the
CRS outlines an exact methodology for resolving ambiguities in Colorado Statues.
When a statute is ambiguous or disputed, one remedy of the APA is to establish the
original legislative intent and revise the text of the statute as necessary to be
clearly consistent with that intent. Perhaps this approach might serve us. The goal
of the study given above clearly establishes the intent of the authors.

The following excerpts from the study illustrate some of the specific guidelines it
provides.
1. “Where physically possible, Second Avenue or another primary road, should
be used to access a property instead of an alley…”
2. “In the block identified as Area 3 in the study, newly created parking areas
should not have direct traffic flow from the lot to the alley.

I respectfully urge the Commissioners to include the 1996 Niwot Alley Study into the
rule changes so that any future development adjacent to the alley will be permitted
only to the extent that it complies with the guidance of the study.
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It has been said of success that the surest road to success is to repeat a successful
action. The history we make now can serve to connect the future grandchildren
of Niwot with its rural country roots.
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From: Wufoo
To: Ruano, Jose; Hackett, Richard; Case, Dale; Wobus, Nicole; Grimm, Denise
Subject: Niwot NRCD comment form [#191]
Date: Monday, March 11, 2019 12:58:12 AM

Name (optional) Catherine  McCall

Email (optional) mccallca@comcast.net

Phone number
(optional)

(303) 564-2542

Where do you live? Niwot

Are you a? (check all
that apply)

Niwot business customer

Please provide
feedback on the
proposed draft
Niwot NRCD
regulations. *

See attached file

Attach a file with
comments (optional)

mccall_submission_to_comments_for_commissioners_hearing_20190310.docx
16.62 KB · DOCX
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Residential vs Commercial Development in Niwot; clarification needed in proposed code changes 

before lifting the Moratorium. 

Dear County Commissioners 

I am a dual US/UK citizen and an 8 year resident of 3rd Avenue in Niwot.  Previously I lived for 24 years in 

Boulder, and before that, for 20 years in beautiful old towns in England and Germany.  Given this 

background, much as I love the wide open spaces and rugged individualism of the American west, I 

remain quite comfortable with the concepts of high density development, pedestrian predominance, 

and public transport. 

I have seen many development projects over the years in all these towns, some good, some not so good. 

In the good ones, the development fits the character and spirit of the town, NOT the other way around. 

Second Avenue in Niwot is an amazing street with a funky mix of old and new shops, restaurants, offices 

and a few small residences above the stores.  Its agricultural and railroad roots are still evident.  The 

character is primarily commercial and brings in visitors from all over to dine and shop in the town. In 

addition to its old buildings, Niwot also has some truly gigantic old trees, which in this arid part of the 

country make a rare and unique contribution to the character of the town. 

The moratorium and proposed new NRCD Code have triggered an outpouring of outrage from many in 

the business community, and from developers who want to build on the last remaining spaces on 2nd 

Avenue.  Accusations of overreach (planning department) and NIMBYism (3rd avenue residents) have 

been flying around.  The moratorium is blamed for recent restaurant and brewpub closures which 

actually had nothing to do with planning codes.  New businesses are apparently not going to come to 

Niwot because of the proposed new regulations.  Developers and many businesses thus insist they must 

be allowed to be the primary arbiters of what is to be built, or else Niwot will turn into a ghost town.  

We are to trust that they know what is best for the welfare and “vibrancy” of 2nd Avenue.  A flyer 

showing pretty pictures featuring four town streetscapes of cute small scale buildings with businesses 

below and apartments above was passed around by one developer at the community meeting on 

January 24th, supposedly to indicate what vibrant Niwot will look like in 2020.   

If only…!!! 

The images shown on this rather disingenuous flyer resonate with many comments made during public 

engagement as summarized in the Staff report for the upcoming March 12th hearing. 

“Commenters support mixed use development within the NRCD 1, with a strong majority preferring an 

emphasis on retail and other non-residential uses” Page 10, Staff report. 

So, apparently we all agree on what should be built... 

But look at what actually has been built.  Southpaw – a looming boxy office building housing a financial 

services company, with 3 large rental town houses behind it, and squeezed into the gaps, landscaping 

more typical of an office park planting in contrast to the original large tree which used to front the lot.  

Instead of a tree, we get a blacktop parking space for 3 cars in front of the office which contravenes 

current code. 
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In the case of currently proposed development, the plans I have seen for the Lefty’s and Meisner lots at 

the corner of 2nd and Niwot road keep the existing 2 businesses but appear to add a total of 7 single 

family homes and a duplex.  The grand total of businesses added by these 3 developments is precisely 

ONE.  The ratio of residence units to businesses would be 12:3 (4:1). 

I am truly at a loss to understand why a few loud voices in the Niwot business community think this kind 

of development is a good idea and will create a “vibrant” downtown.  People come into Niwot to visit 

restaurants and shops. They do not make a trip to browse financial services offices and cookie-cutter 

residences.  

As the developers and some business owners appear to be unwilling or unable to maintain or increase 

the critical mass of business buildings in Niwot, I would hope that new regulations for development on 

2nd Avenue would mandate or at least greatly encourage an emphasis on commercial vs residential 

development.  I fear this is not so. 

I believe that the planning department has made a heroic effort to balance the wildly opposing demands 

of developers and residents.  However my admittedly non-expert reading of the proposed regulations 

leads me to conclude that they do not give a clear mandate or case for predominantly commercial 

development on 2nd avenue. 

In the current development standards, permitted uses in the entire district include mixed use, described 

as “residential provided it is part of a mixed use development (ie an apartment above a store)”.  Only in 

the non-historic district are single family homes permitted.   

In the proposed regulations for principal uses permitted, in a mixed use development, residential unit 

number is now defined as dependent on parcel size.  There is no guidance as to the ratio of commercial 

to residential. The single family dwelling is still allowed in the non-historic district (Page A2).  The 

description of how mixed use should combine residential and commercial is now in the design 

requirements section: 

Mix of uses – For properties supporting both commercial (any allowed nonresidential uses) and 

residential uses on the same lot; residential units should be located on the second floor or behind any 

commercial units on the first floor. (Page A8) 

This description is more in keeping with what the majority of commentators say should be developed in 

Niwot.  However. a developer who believes that the maximum profit on 2nd Avenue comes from rental 

residential units would therefore conclude that a mixed use development is not an optimal use of land, 

and not only would they not feel obliged to put commercial buildings into their plans, they would 

actually have an incentive to get rid of any existing commercial buildings on the lot and build single 

family homes. This NOT a fit for the character of the NRCD! 

I humbly ask the commissioners to take this into consideration before approving the current changes in 

code language and lifting the moratorium.  Modifications to code could be made to require mixed 

development with emphasis on commercial, or at least incentivize it with increased FAR or other 

concessions. As it stands there seem to be nothing to stop the building of single family residential 

subdivisions on 2nd Avenue. 

Yours sincerely 

Catherine McCall 
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From: Jim Ditzel
To: Boulder County Board of Commissioners; Case, Dale; Grimm, Denise
Cc: Anne Postle (apostle@osmosisarchitecture.com); Mary Coonce - Porchfront Homes

(mcoonce@porchfronthomes.com)
Subject: Niwot
Date: Friday, February 15, 2019 3:22:09 PM
Attachments: Planning Commission Vision Imagery - 02 15 2019 (2).pdf
Importance: High

Boulder County Commissioners:

Please find attached a response from the Niwot Vision Committee’s chair to the county’s proposed
code revisions.

Thank you for taking the time to read and consider this position.

Jim Ditzel | 303 931 7341

Added to the Public Record 03/11/19
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To: County Commissioners, Planning Commission and Land Use Staff 


From: The Niwot Vision Committee, Jim Ditzel, chair 


Re: Boulder County Code Revisions: Response 


Date: Friday, February 15, 2019 


For the past two years, the Niwot Vision Committee has surveyed Niwot residents, and from those survey 


results, prepared the Niwot Vision 2029 document.  Some of the vision images that apply to 2nd Avenue are 


included here.  The task was an easy one, since the overwhelming desire of Niwot’s residents was to have a 


charming, thriving and vibrant commercial district.  Niwot’s residents want 2nd Avenue to offer a wide variety 


of goods, services, and dining opportunities.  Niwot’s residents overwhelmingly prefer to shop and dine close 


to home when possible. 


As chair of the Vision Committee, I was disappointed to discover that the code revisions proposed by Boulder 


County Land Use staff make this shared Vision impossible.  This is not what Niwot’s citizens want.  The images 


we show are desired by the majority of Niwot’s residents.  Most of the images shown have lot coverages, 


setbacks and floor area ratios that would be denied in the code revisions shown by Land Use.  Instead, Land 


Use showed images that more closely resemble cell blocks, with no vision, and manipulated the questions to 


get the answers they desired. 


Maintaining Niwot’s charm, and enhancing its business viability are important to all of Niwot’s citizens.  Please 


at least allow the opportunity for Niwot to create its own vibrant future.   


Sincerely,  


   


Jim Ditzel, chair, Niwot Vison Committee 


Mary Coonce, member, Anne Postle, member 


 


 


 


 


 


 


 


 


 


Note: The Lockwood Building at 198 2nd Avenue is beloved by most Niwot residents.  It has an FAR of 1.8, and has been 


used by a 3rd Avenue residential neighbor as an example of desired development.  The codes proposed by Land Use will 


force all properties east of the Lockwood Building to have a maximum FAR of .6, allowing 1/3 of the potential square 


footage that exists in the Lockwood Building.  This may be desired by Land Use staff but is not desired by Niwot’s 


citizens. 
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These images 
represent a vision for 
the future of 2nd 
Avenue compiled by 
the Niwot Vision 
Committee of the 
NBA, at the direction 
of the Niwot LID in 
conformance with the 
Niwot Strategic Plan. 
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To: County Commissioners, Planning Commission and Land Use Staff 

From: The Niwot Vision Committee, Jim Ditzel, chair 

Re: Boulder County Code Revisions: Response 

Date: Friday, February 15, 2019 

For the past two years, the Niwot Vision Committee has surveyed Niwot residents, and from those survey 

results, prepared the Niwot Vision 2029 document.  Some of the vision images that apply to 2nd Avenue are 

included here.  The task was an easy one, since the overwhelming desire of Niwot’s residents was to have a 

charming, thriving and vibrant commercial district.  Niwot’s residents want 2nd Avenue to offer a wide variety 

of goods, services, and dining opportunities.  Niwot’s residents overwhelmingly prefer to shop and dine close 

to home when possible. 

As chair of the Vision Committee, I was disappointed to discover that the code revisions proposed by Boulder 

County Land Use staff make this shared Vision impossible.  This is not what Niwot’s citizens want.  The images 

we show are desired by the majority of Niwot’s residents.  Most of the images shown have lot coverages, 

setbacks and floor area ratios that would be denied in the code revisions shown by Land Use.  Instead, Land 

Use showed images that more closely resemble cell blocks, with no vision, and manipulated the questions to 

get the answers they desired. 

Maintaining Niwot’s charm, and enhancing its business viability are important to all of Niwot’s citizens.  Please 

at least allow the opportunity for Niwot to create its own vibrant future.   

Sincerely,  

   

Jim Ditzel, chair, Niwot Vison Committee 

Mary Coonce, member, Anne Postle, member 

 

 

 

 

 

 

 

 

 

Note: The Lockwood Building at 198 2nd Avenue is beloved by most Niwot residents.  It has an FAR of 1.8, and has been 

used by a 3rd Avenue residential neighbor as an example of desired development.  The codes proposed by Land Use will 

force all properties east of the Lockwood Building to have a maximum FAR of .6, allowing 1/3 of the potential square 

footage that exists in the Lockwood Building.  This may be desired by Land Use staff but is not desired by Niwot’s 

citizens. 
Added to the Public Record 03/11/19
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NIWOT  

VISION 2029 
2ND AVENUE 

IMAGERY 

These images 
represent a vision for 
the future of 2nd 
Avenue compiled by 
the Niwot Vision 
Committee of the 
NBA, at the direction 
of the Niwot LID in 
conformance with the 
Niwot Strategic Plan. 
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From: ChrisRoss
To: Boulder County Board of Commissioners; Case, Dale; Grimm, Denise
Subject: Niwot 2nd Avenue Development concerns
Date: Friday, February 15, 2019 4:09:29 PM

Dear County Commissioners and Staff

Firstly let me say that my husband and I have loved living in the unique community of Niwot. It offers a semi-rural
setting with enough amenities that we can walk or bike to, without having to drive into the car clogged streets of
Boulder and Longmont. People here are friendly, warm individuals who care about the community they live in. The
business community partners constantly with local volunteers to bring many wonderful community events to Niwot
as well as making the downtown beautiful for each season.

We are very concerned and distressed by the current moratorium and the possibility of future County decisions that
could negatively impact our small but vital business community in Niwot. It is incomprehensible to us why our
elected representatives feel the need to do this. We would have thought you would be doing everything in your
power to support people shopping and dining in Niwot, not putting up “road blocks” and causing our businesses to
fold.

Please make decisions that support our businesses such as the reopening of Colterra. Help Niwot be the thriving
community it can be, don’t destroy it.

Sincerely,

Christine Ross
8787 Comanche Rd
Niwot

Sent from my iPad

Added to the Public Record 03/11/19
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From: Betsy Barricklow
To: Boulder County Board of Commissioners
Subject: Businesses in Niwot
Date: Saturday, February 16, 2019 10:46:38 AM

Dear Commissioners,

I am a Boulder County resident and often travel to Niwot for a morning coffee, a lovely dinner, the Niwot Market,
or one or two of the sweet antique shops in the area because of the particular feeling of quaintness and authenticity
this town embodies. Colterra was one of our favorite restaurants for all of these reasons plus the outstanding quality
of the food that this restaurant offered.

There always has to be a balance between keeping a special place like Niwot from expanding into tasteless
commercialism and supporting tasteful businesses to provide outstanding services for the the community. I urge you
to consider this in making your decision, a decision which should, and could support  businesses such as Colterra.

Colterra was there before and we are waiting with bated breath to have it back. Please do all you can to facilitate
approving Colterra and other tasteful businesses to flourish in Niwot.

 Colterra was there before, they should be grandfathered into any plan, but other businesses within reason should
also be considered. I look forward to hearing about a favorable outcome for Colterra after the Wednesday night
meeting.

Sincerely,

Betsy Barricklow
1800 Sumac Ave
Boulder, Colorado
80304

Added to the Public Record 03/11/19
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From: Susie Hayes
To: Boulder County Board of Commissioners
Subject: bring back colterra
Date: Saturday, February 16, 2019 11:48:08 AM

dear county commissioner -
i do not understand why you would make it so difficult for bradford heap to reopen his extremely popular
restaurant? gunbarrel is exploding in terms of population and i would think you would do everything to attract those
neighboring residents to niwot. colterra has proven itself. why wouldn’t u do everything possible to facilitate the
reopening? Not only has bradford heap proven his ability to run successful restaurants; he is community minded and
continues to support nonprofits in the community despite the difficult financial position he finds himself in. if we, as
a community, do not encourage and foster others who are helping and supporting local charities, what does that say
about us as a community and of you as a decision maker for the community? wow - i’m not understanding why this
is a tough one.
sincerely. susie hayes

Sent from my iPhone
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From: Bradford Heap
To: Susie Hayes
Cc: Boulder County Board of Commissioners
Subject: Re: bring back colterra
Date: Saturday, February 16, 2019 11:49:54 AM

Well said! I hope you will say that on Wednesday!!

On Sat, Feb 16, 2019 at 11:48 AM Susie Hayes <shayes@accessopportunity.org> wrote:
dear county commissioner -
i do not understand why you would make it so difficult for bradford heap to reopen his
extremely popular restaurant? gunbarrel is exploding in terms of population and i would
think you would do everything to attract those neighboring residents to niwot. colterra has
proven itself. why wouldn’t u do everything possible to facilitate the reopening? Not only
has bradford heap proven his ability to run successful restaurants; he is community minded
and continues to support nonprofits in the community despite the difficult financial position
he finds himself in. if we, as a community, do not encourage and foster others who are
helping and supporting local charities, what does that say about us as a community and of
you as a decision maker for the community? wow - i’m not understanding why this is a
tough one. 
sincerely. susie hayes 

Sent from my iPhone

-- 
Kindest regards,

Bradford Heap  |  Chef  Owner  |  303.579.9476

saltthebistro.com |  facebook | twitter
colterra.com | facebook | twitter
wildstandard.com
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From: Nancy Helmuth
To: Boulder County Board of Commissioners
Cc: brad@bradfordheap.com
Subject: Downzoning in Niwot
Date: Sunday, February 17, 2019 11:37:31 AM

Subject: Downzoning in Niwot

As residents of Niwot and just outside of town for 26 years, we find the proposal
put forth for our downtown appalling.  Our “Vintage Colorado” burg is indeed
losing its vibrant character and unique historic charm—which is less joy now for
locals and visitors alike.  

Niwot’s wonderful evolution to a dynamic and sustainable downtown—from our
perspective—is being rerouted for reasons that include coercion from outside
policy wonks, self-serving locals with little interest in the greater good for their
community and (some) greedy landlord owners—a few of whom have proven to
be adverse to even making basic tenant improvements while raising rents and
forcing businesses out.  

The absurd and punitive moratorium that Boulder County has put in place is
adding injury to insult.  

Locally owned art galleries, restaurants and boutique retailers, not empty
storefronts, represent the hopes and dreams many who seek a positive feeling of
“place” for their community—as residents, workers and visitors.  

The current situation in our beloved Downtown Niwot is untenable and
immediate attention is urgent.  We can achieve solutions from continued input of
community stakeholders, as well as study and consideration of success stories
from similar communities demographically where dynamic growth with
preservation can serve as working models for us to consider. 

While we have numerous opportunities to spend time and money in nearby
Boulder, Longmont and Denver, we’d rather “stay local” as choice number one.
Let’s all be winners here—proud to say we’re Niwotians!

Nancy Hudson-Helmuth
Bob Helmuth
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From: vstainton@aol.com
To: Boulder County Board of Commissioners
Subject: Niwot
Date: Sunday, February 17, 2019 3:05:24 PM

I am writing to inform you of a major problem the County has foisted upon the commercial business
district in old town Niwot ...
It is the Niwot moratorium that the County has imposed for the last six months. The long and short of it is
they’re trying to take away businesses property rights and down zoning  properties on the East of Franklin
commercial district. Niwot is all ready looking like a ghost town with Trepeddas, Powderkeg and Colterra 
closed. This in turn is really hurting all the other small businesses who if this down zoning goes through
will be in peril. This is about doing the right thing for Niwot and the people who have invested in Niwot. I
have lived in Boulder for 60 years and would hate to see this rezoning come about as it would destroy a
wonderful small time and hurt the restaurants that we all loved ...Please reconsider this action as it will
only hurt the town...Sincerely,Virginia  Stainton
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From: Amy Klein
To: Boulder County Board of Commissioners
Subject: Niwot
Date: Sunday, February 17, 2019 6:40:47 PM

As a resident of Niwot, I am greatly concerned regarding the moratorium on the advancement of the development of
downtown NIwot.    I humbly ask you to have the moratorium reversed.    We need the development (like Colterra
restaurant) to keep our small town thriving.   Please help.   

Sincerely,
Amy Klein

Sent from my iPhone
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From: Ruth Knapp
To: Boulder County Board of Commissioners
Subject: Niwot
Date: Monday, February 18, 2019 9:33:17 AM

  The future of Niwot depends on businesses such as Brad Heap’s Colterra restaurant for its existence. Having lived
here since 1968, I have appreciated the town of Niwot as one of those small gems that make Colorado so special. 
How long have you lived here?  I urge you to re-evaluate your thinking and decision making on property rights, and
do what is in the best interest of the town of Niwot, its businesses, its residents and its visitors. They are the ones to
feel the impact of your wisdom.
  Ruth Knapp
  

Sent from my iPad
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From: Margaret Coel
To: Boulder County Board of Commissioners
Subject: Niwot downzoning
Date: Monday, February 18, 2019 11:00:51 AM

To:  Boulder County Commissioners:
Please carefully consider the implications of the Niwot downzoning.  Niwot has had a vibrant business district with
interesting shops and world-class restaurants, such as Colterra.  By downzoning, not only are you taking away the
property rights of owners who have invested in Niwot over the years, you are removing the very amenities that have
allowed Niwot to thrive.  This makes no sense!  Please get on with the business of supporting and encouraging the
vitality of a village like Niwot, not stifling it.  People (voters) all across the county are concerned about this
overreach of power.
Margaret Coel
3155 Lafayette Dr.,
Boulder, CO 80305
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From: nancy arata
To: Boulder County Board of Commissioners
Subject: Niwot downtown
Date: Monday, February 18, 2019 11:10:53 AM

All,

Please consider allowing Colterra to rebuild without any parking restrictions. Downtown Niwot has lost 3 wonderful
venues. Powder Keg, Colterra and Treppidias have all closed for various reasons. Please allow Bradford to move on
with construction immediately. The town is loosing revenue and is lacking in drawing new and old customers alike.

Nancy
6923Totara Place
Niwot CO 80503
303 519-5275

Added to the Public Record 03/11/19

DC-18-0004 Public Comments

NRCD Public Comments Page 45 of 118

mailto:aratan721@icloud.com
mailto:aratan721@icloud.com
mailto:aratan721@icloud.com
mailto:aratan721@icloud.com
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org


From: Wufoo
To: Boulder County Board of Commissioners
Subject: Contact County Commissioners [#976] - [Name: melvin, constance] Re: niwot building moratorium
Date: Monday, February 18, 2019 11:44:45 AM

Name * constance  melvin

Email * clmelvin60@gmail.com

Address or General Area (optional) 8520 Waterford Way 
Niwot, CO 80503-7613 
United States

Phone Number (optional) (303) 652-4183

Subject * niwot building moratorium

Comments, Question or Feedback * I grew up in Ohio where all the small downtowns became
ghost towns filled with empty storefronts. While I applaud
what you've done to preserve open space, this moratorium
is killing our little town. The charm of Niwot is eroding.
Please reconsider sensible building in Niwot.

Please check box below * I acknowledge receipt of the Open Records Notification
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From: Jan Rowen
To: Boulder County Board of Commissioners
Subject: Niwot Zoning Proposal
Date: Monday, February 18, 2019 2:59:15 PM

February 18, 2019
Dear County Commissioners,

I was recently alerted to an imposed moratorium and potential commercial zoning change in
Niwot. I have thoroughly read and support the letter submitted to you by Bradford Heap,
owner of Colterra Food and Wine.  I agree completely with Mr. Heap’s assumption that
decisions should be based on what is best for all residents and not just a small area. I also
agree with his assessment that a ripple effect can result from zoning changes and may impact
the success of other businesses in the area.

As for the 3rdStreet residents, it is unimaginable that they did not realize they were locating in
a commercially zoned area.  I liken their situation to those who build residences next to a
railroad and then complain about the train whistle as happened in my community. 

Although I do not live in Niwot, I frequently enjoy visiting there, usually at a restaurant.  I
hope that you will support the commercial efforts in Niwot to maintain a vibrant and charming
community. Please give Mr. Heaps letter deep consideration.

Sincerely,
Jan Rowen
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From: Jennifer Trottier
To: Boulder County Board of Commissioners
Subject: County Code changes effecting downtown Niwot
Date: Monday, February 18, 2019 5:03:51 PM

To whom it may concern,

I started working in downtown Niwot a year ago. It is a great community and I am disappointed that
the county is going place restrictions on new restaurant development. I like to visit Niwot
restaurants regularly for lunches and some dinners. I myself am from a small town and would rather
show my support to local business versus driving into Boulder or Longmont to buy from big chain
restaurants. It is also more convenient to stay in Niwot for my lunch hour.

Jennifer Trottier
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From: Laura Fronckiewicz
To: Boulder County Board of Commissioners
Subject: End Niwot Moratorium
Date: Monday, February 18, 2019 5:12:12 PM

Hello,

As a homeowner who moved to Niwot because of the close-knit community and walkable
commercial business district, I'm discouraged to learn of the moratorium that is impeding
Niwot 's commercial growth and our enjoyment of Niwot.

We've been watching storefronts close on the 2nd Avenue and scratching our heads as to why
these are not being repopulated. We've watched our little town go from the host of a number
of good dining options which we used and enjoyed immensely, to closed storefronts and
nothing moving in to replace them. My understanding is going back to being a railroad town,
this has always been a commercial district, and homeowners should not be surprised to have
businesses moving in. If any of the zoning is to be changed, the town should be notified and
given an opportunity to weigh in.  Until today I've been unaware of the reasons that it's been
shut down.  I always shop the Niwot local businesses first, and would like the moratorium
lifted so that we can have the Niwot back that we moved here for. The restaurants already
close early in Niwot - I'd be interested in hearing what the complaints are and will look into
this if it's available on the commissioners web site.

I'm not able to attend tomorrow night as I have two young boys that I hope to raise in a safe,
vibrant, locally-oriented Niwot. 

Thank you for considering the voices of the many in Niwot who are not able to currently enjoy
our beautiful downtown to its fullest potential.

Laura Fronckiewicz
6926 Peppertree Drive
Niwot 
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From: Sheryl Paul
To: Boulder County Board of Commissioners
Subject: Colterra and other local businesses in Niwot
Date: Monday, February 18, 2019 6:58:17 PM

Dear County Commissioners,

It has recently been brought to my attention that many of the local businesses in Niwot are in jeopardy of shutting
down or have already shut down. This is heartbreaking, and would be devastating not only to the people and
families involved but to the community at large.

We’ve lived 2 miles from downtown Niwot for the last 10 years, and the small-town feeling of the local community
has brought so much joy to our family and our neighbors. If we can’t support small-town businesses that are run by
local families, how can we expect to create a kinder and more community-centered world? It starts here, and I urge
you to listen to the business owners and find a way to come to an agreement that serves all. When we truly listen to
each other, we can overcome any perceived obstacle.

Sincerely,
Sheryl Paul
6455 Robin Drive
Longmont, CO 80503
303-530-1562
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From: Paula Hemenway
To: Boulder County Board of Commissioners; "":dcase@bouldercounty.org""@IMSVA2.BOULDERCOUNTY.ORG;

Grimm, Denise
Subject: Niwot - Please lift restrictions!
Date: Monday, February 18, 2019 7:12:23 PM

Dear Boulder County Commissioners,

This is in reference to the land use changes being contemplated for Niwot. My family moved to
Niwot in 2014. We could have chosen anywhere in Colorado and selected Niwot for three reasons –
the High School , houses with great views on open space, and the downtown restaurants, shops, and
service businesses. Since then, the following have closed or moved away: Colterra (my favorite - we
thought would have been rebuilt long before now), Powder Keg, Rockin’ Robins, Centura Health
clinic, Trepeddas, Niwot Design, a jewelry store, a card store, and others. I also hear that Lefty’s
Pizza, my kids’ favorite, may be going next. What has been added to take their place? Only one I can
think of – Lucky Pie.

We’ve enjoyed all the community events that Niwot Business Association and Niwot Community
Association put on voluntarily. I thought the trend was for people to want to live within walking
distance of shops, restaurants, grocery stores, etc. So why aren’t homeowners that live near
downtown happy about it? Why do they want to drive the businesses away? All of our home values
will be diminished if Niwot disappears as a viable business community, not to mention the quality of
life here.

Please add us to the list of Niwot residents that are begging you to not impose additional restrictions
on businesses that keep them away. I want Colterra rebuilt as soon as possible! Yes, parking is
important, but we go to almost every summer concert in Niwot. These draw people from all over.
There are lots of extra cars and everyone seems to be able to find a spot. This isn’t San Francisco!
Let’s not be so restrictive that we end up with nothing. Of course, then parking won’t matter . . .

Thank you for your consideration,
Paula Hemenway
Niwot Resident
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From: Nanci Alpert
To: Boulder County Board of Commissioners
Subject: Colterra
Date: Monday, February 18, 2019 7:36:37 PM

To Whom It May Concern,
I’ve heard that there’s a chance Colterra may not re-open. I live in Gunbarrel and frequented it often for lunch and
dinner. Bradford is an integral part of our community as is Colterra. It brings life to Niwot; and now I don’t head to
town anymore because there is no Colterra.
Please please bring it back!
Thank you!

Nanci Alpert
Sent from my iPhone
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From: Curtsie
To: Boulder County Board of Commissioners
Subject: Niwot commercial development
Date: Monday, February 18, 2019 7:51:44 PM

Please do not let the loud voices from 3rd St. residents be mistaken as
representative of the average Niwot resident. Many of us chose to live
here because we appreciate the amenities and community advantages of a
walkable business district. Concerns regarding a small number of
backyards should not prohibit tasteful development in Niwot, or threaten
the success of local businesses. I can think of a number of ways to
mitigate impact to neighbors - lighting restrictions, tree plantings
and/or high fencing, alley improvement to a paved (quieter and dustless)
surface, restricted delivery hours... please consider that many times
folks just overreact to change. Imposing burdens on the small business
owners does nothing to improve quality of life for the majority of
residents.

Thank you for considering public input.

Regards,
Christine Thoma
Niwot resident and homeowner since 2001
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From: Mim Bovaird
To: Boulder County Board of Commissioners
Subject: Life of Niwot
Date: Monday, February 18, 2019 9:05:11 PM

Dear Sir/Madam,

We moved to Niwot to enjoy it’s trails, restaurants, schools & community. Stifling the growth & development of the
downtown is slowly strangling the life of Niwot.
Please consider appropriate planning permission especially in regards to our beloved restaurant Colterra, and for
future ventures.
Thank you for your consideration,

Mim Bovaird & family
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From: Lisa Hainline
To: Boulder County Board of Commissioners
Subject: comments on Niwot
Date: Tuesday, February 19, 2019 8:39:10 AM

I was informed too late last night to comment before the deadline.  I think that it’s a travesty what you are allowing
to happen in Niwot.  Businesses and restaurants are fleeing.  What was once a thriving community seems to be
shuttering and missing opportunities to improve the livelihood and offerings that we have become used to.

Creating unfriendly business practices is criminal to the typical mom and pop type operations that we love and
want.  Please do not turn Niwot into Pearl St.  No banks, no chains…
Let Colterra rebuild, do something to encourage small business and please represent the opinions of the people you
are supposed to represent!  Niwot needs you help, do no harm.

Lisa Hainline
6723 Snead Ct
Longmont
720-218-0678
lisahainline@gmail.com
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From: Maureen Emich
To: Lisa Hainline; Boulder County Board of Commissioners
Cc: memich711@gmail.com
Subject: Re: comments on Niwot
Date: Tuesday, February 19, 2019 8:44:12 AM

Our entire group couldn’t agree more ... it’s a travesty. 

Sent from my iPhone

> On Feb 19, 2019, at 7:39 AM, Lisa Hainline <lisahainline@gmail.com> wrote:
>
> I was informed too late last night to comment before the deadline.  I think that it’s a travesty what you are
allowing to happen in Niwot.  Businesses and restaurants are fleeing.  What was once a thriving community seems
to be shuttering and missing opportunities to improve the livelihood and offerings that we have become used to.
>
> Creating unfriendly business practices is criminal to the typical mom and pop type operations that we love and
want.  Please do not turn Niwot into Pearl St.  No banks, no chains…
> Let Colterra rebuild, do something to encourage small business and please represent the opinions of the people
you are supposed to represent!  Niwot needs you help, do no harm.
>
> Lisa Hainline
> 6723 Snead Ct
> Longmont
> 720-218-0678
> lisahainline@gmail.com
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From: Maggie Marcoux
To: Boulder County Board of Commissioners; Case, Dale; Grimm, Denise
Subject: Niwot business district
Date: Tuesday, February 19, 2019 4:34:59 PM

Good afternoon,

I am a Niwot resident and am writing to you to express my concern for the future of our
downtown business district and the impact on our community. We lost our beloved preschool
this year due in part due to zoning requirements, which I understand is not the exact same
issue we are dealing with today, but its closing nonetheless left a disappointing scar on our
community and became the first of several disappointments. The loss of Powder Keg and
Treppedas, as well as the ongoing closure of Colterra leaves us residents with even fewer
opportunities to support our local community and drives us out to neighboring areas like
Longmont, Gunbarrel and Boulder. I would much rather stay in Niwot, spend my money here
and our support local business.

I have recently heard that Lefty's Pizza, a Niwot institution of 20+ years, is also being pushed
out in favor of development. My family and I do NOT support new construction on the corner
of 2nd Avenue and Niwot Road and we do NOT support the moratorium that is having such a
negative impact on our local businesses. Residents of 3rd Avenue should have known they
were bordering the business district when they purchased their properties, or should have done
better due diligence before purchasing. Please bring an end to the stifling of Niwot's business
community.

Best regards,
Maggie Marcoux
6844 Peppertree Drive
Niwot
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From: Yuri Shane
To: Boulder County Board of Commissioners; Case, Dale; Grimm, Denise
Subject: Niwot"s moratorium
Date: Tuesday, February 19, 2019 5:37:39 PM

Dear Boulder County Commissioners,

I am writing in support of the Niwot business community, specifically Bradford Heap's efforts
to re-open Colterra.

I am a Niwot resident who started a Boulder-based nonprofit for under-resourced students. Mr.
Heap has been a generous supporter of my students and nonprofit. I know his desire to re-open
Colterra has as much to do with supporting the Niwot and greater Boulder County community
as it does anything else.

As a Niwot resident, I have been saddened by the many empty storefronts that have popped up
in our commercial district over the past year. The Niwot small business community has done a
wonderful job of making our town both a destination and a great place for residents to meet
each other and be neighborly -- attributes that make this an amazing community for my
school-aged children.

I'm afraid that the moratorium will make Niwot a less attractive community to invest in. All
Niwot's residents benefit from the vitality of our town's small businesses and events. I moved
from Boulder to Niwot because I wanted to maintain the sense of a real town center and
walkability and find a place where neighbors still congregate. A place where we can strike up
conversations and relationships that can last a lifetime.

I hope you'll consider easing the way for Mr. Heap to re-open Colterra, and for other small
businesses to be attracted to Niwot.

My best wishes,
Yuri Shane
720-515-6778
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From: Lynne Tobe-Palmer
To: Boulder County Board of Commissioners
Subject: Please help us reopen Colterras
Date: Tuesday, February 19, 2019 6:03:57 PM

My name is Lynne Palmer and my husband and I bought a home in Niwot recently. We moved from Florida to live
in the beautiful small town of Niwot. I live within walking distance of downtown. We purchased our home close to
downtown so that we could enjoy all of our local amenities that Niwot has to offer. Our dream retirement is to buy
locally and to support our local establishments. We patronize all of our local businesses. I have many fond memories
of Colterra’s restaurant...please, please, please help bring back our Colterras.

Sincerely,
Lynne Palmer
7986 Pebble Road
Niwot, Colorado

Sent from my iPad
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From: Bob Grubb
To: Boulder County Board of Commissioners; Case, Dale; Grimm, Denise
Subject: Niwot Town Center
Date: Wednesday, February 20, 2019 1:28:17 PM
Importance: High

Dear Commissioners,
I am writing to request the Commissioner’s to lift the moratorium that has been imposed for
the last six months in Niwot and to work with people in Niwot on potential zoning changes.
We have lost two restaurants and a tap room, reducing traffic to other businesses, straining
them.

Can we find a way to allow Colterra to begin rebuilding and work together on resolving
downtown issues?

Thank you for your consideration,

Bob Grubb
8576 Niwot Meadow Farm Road
Niwot, CO. 80503
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From: stacy szydlek
To: Boulder County Board of Commissioners; +dcase@bouldercounty.org; +dgrimm@bouldercounty.org
Subject: Niwot Moratorium
Date: Wednesday, March 6, 2019 12:32:23 PM

Hi,
I am a bartender in Niwot and the closure of our competition is not
what we need. Its a small town and having multiple choices is what
keeps us busy.  It's part of the charm of the town.  I'm not much into
politics but I can't believe that one block of people who knew they
were purchasing homes near the commercial area can dictate for an
entire town. We have to grow a little or face the reality of becoming
a "ghost town". Thank you for your consideration.
Sincerely,
Stacy Szydlek
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From: David Goetz
To: Boulder County Board of Commissioners; Case, Dale; Grimm, Denise
Subject: Niwot Moratorium
Date: Wednesday, March 6, 2019 1:07:07 PM
Attachments: PastedGraphic-1.tiff

Dear Boulder County Commissioners, 

I am a Boulder County Business owner who feels strongly that in the case of Colterra
Restaurant you are being unfair regarding property rights and zoning ordinances. Colterra has
been a vibrant part of your downtown for many years.  Please grant them the ability to rebuild
this outstanding restaurant which has been member of the Niwot Community for many years. 
I feel that your moratorium is unfair in restricting their return to your downtown.

Sincerely
David Goetz
Owner at Bodywork Bistro

720-319-2188 cell
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From: Wufoo
To: Boulder County Board of Commissioners
Subject: Contact County Commissioners [#986] - [Name: Keen, Victoria] Re: County Commissioners Hearing regarding

NRCD Regulations Update on March 12th
Date: Thursday, March 7, 2019 1:54:39 PM

Name * Victoria  Keen

Email * vek80544@gmail.com

Address or General Area (optional) 285 3rd Ave. - Niwot 

Subject * County Commissioners Hearing regarding NRCD Regulations
Update on March 12th

Comments, Question or Feedback * Please see attached document - thanks!

Attach a File (optional) commissionerslettermarch6th.docx
19.84 KB · DOCX

Please check box below * I acknowledge receipt of the Open Records Notification
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March 7th, 2019 

TO: Boulder County Commissioners Deb Gardner, Elise Jones and Matt Jones: 

The County Commissioners voted to uphold the NRCD moratorium, recognizing the unique character of 

this semi-rural district, and the fact that a few ill-conceived developments could change the character of 

the town for decades to come.  As 35-year “alley cat” residents of Niwot, we thank you for recognizing 

that Niwot truly is special! 

The new proposed regulations provide thoughtful parameters guiding future development with FAR and 

Lot Coverage calculations.  We favor reducing the maximum building height within 25 feet of the rear 

setback along an alley, although we feel 35 feet better reflects the precedent set by The Niwot Inn.  This 

helps to create a transition between the residential and commercial zone, protecting our privacy and 

other concerns.  

We hope that the regulations will provide parameters for building more retail/commercial/restaurant 

spaces as opposed to residential subdivisions, which do nothing to create a vibrant downtown.  Visitors 

from outside Niwot have little reason to visit if there are no new shops and restaurants.  The new 

regulations are vague about proposing a ratio of commercial vs. residential within the NRCD.  

We are “All Aboard” for many of these changes; we do not want to be another cookie-cutter town that 

favors financial gain over its architectural character, which is where things were headed.   

But..we have to say that Boulder County Land Use seems to have experienced a significant “derailment” 

in considering changes to the use of the alley between the commercial and residential zones, which has 

been used historically as a service alley (trash trucks, service vehicles, deliveries) for the past 50 years. It 

should be noted that 3rd Ave. residents DO NOT use the alley to access their properties. 

The County Commissioners came to Niwot and toured the alley in 1996, resulting in the Alley Study 

which governed the construction of The Niwot Inn and Slater Building. The study states:  

2nd Avenue or another primary road, should be used to access a property instead of an alley. The roads 

are better designed to handle traffic flow and are maintained by Boulder County”. 

This is still true today. The study recognized that the alley IS the buffer between the residential and 

commercial zones. This arrangement worked well for the past 20 years. 

 The recent opinion of the Planning Commission agreed with this determination that the alley should 

remain as it is – a service alley.  In Section E NRCD I – Design Requirements – 1. Access & Mobility:  

The Planning Commission recommended striking the provision that says curb cuts should not be 

permitted where alley access is available.  

However, Boulder County staff wants to go against the original opinion of the County Commissioners 

in 1996 and this recent opinion by the Planning Commission – and retain the provision in the code.  
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 Staff believes that curb cuts on 2nd Ave. have had “unintended negative consequences” although it has 

worked perfectly for the past 20 years. (NOW they see negative consequences?) Staff cites “important 

safety concerns from conflicts between vehicles and pedestrians.” And further, the staff recommends 

closing off some of the curb cuts and routing traffic down the alley as an alternative.  Frankly, we think 

this is a train wreck.  

It is important to note that these “important safety concerns” are not based on fact; not a single 

accident has been reported due to these existing curb cuts. This fear campaign has only been fomented 

recently. Niwot hosted it’s annual “Let’s Wine About Winter” event in February with 500 people 

traipsing up and down 2nd Ave. with wine glasses in hand. Not a single fatality, (for several years running) 

other than some revelers might have been nursing a slight hangover the next day. Rockin’ Rails concerts 

bring throngs of people to town without incident. On a given day, pedestrian traffic on blocks 5 and 6 

averages less than 50 people per day.  

The County has been very inconsistent on this issue of alley access, stating on several occasions that the 

alley was simply not engineered to support intensive two-way traffic use. Now they are advocating 

allowing the alley to be used as a roadway with potentially 200+ trips a day?? That is more proposed 

trips than our street 3rd Ave. currently supports, as well as other residential streets in Niwot.  

We feel the County is on the wrong track here. This will certainly destroy any sense of the alley being 

maintained as a buffer between the commercial and residential zones, as it has been historically for 

decades.   

If there are pedestrian and bicycle safety concerns, (or not) the alley would make an ideal 

pedestrian/bike/dog-walking bypass, and could be attractively designed with “connectivity” in mind 

between the Cottonwood Shopping Center and the 2nd Ave. commercial Zone. Signs could be posted 

along the alley with segue paths to 2nd Ave. businesses. This could be a community project enlisting 

talented area artists, high school service groups and boy & girl scout troops. Choose a theme – 

pollinators, railroads, agriculture, Native American history in the area.  

Let’s examine some of the inevitable conflicts with opening up the alley as a thoroughfare. Who 

knows more about this than the people who have lived on the alley for decades.  

 

• It is frankly ludicrous to route traffic west down 2nd Ave., then north on Franklin and 

finally up a dead-end alley to access existing properties and proposed new 

developments on 2nd Ave. (Or any other possible route.)  Talk about safety hazards! It is 

just common sense to use existing curb cuts by the Meisner and Lefty’s properties 

and/or share access with the Niwot Inn existing curb cut.  

• And given the scenario above of rerouting traffic to Franklin, what is the impact for 

traffic on the increasingly busy cross-street?  Left Hand Animal Hospital is moving to the 

corner of 3rd and Franklin and the burden of their customer and employee traffic will be 

shifted from 2nd Ave. to Franklin, generating 116 trip ends per day.  What about 

residents walking their dogs to vet appointments or unloading their animals from 
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parked cars & SUV’s on Franklin?  What about the school bus stop on Franklin? These 

serious (real) “unintended consequences” of routing traffic down Franklin to access the 

alley need to be considered with an actual traffic study.   

• Colterra destruction/reconstruction: There will be construction vehicles, backhoes,

dump trucks, and building material deliveries in or around the alley when this project

gets underway.

• When Colterra is “made whole” again, kitchen deliveries will resume as before with

delivery trucks parked in the alley several times a week.

• With the eventual build-out of the remaining lots on 2nd Ave., construction vehicles and

building material deliveries will be made via the alley.

• Cable and electric service vehicles often access the alley, sometimes parked in the ROW

for hours at a time. Just last month a tree service was parked in the alley blocking the

ROW for 3 full days taking down a cottonwood at a residence on 3rd Ave.

• In December of 2018 a tandem axle moving van was parked in the alley by the

Southpaw Commons Triplex for 4 ½ hours, completely blocking the ROW. It actually had

to back out onto Franklin to allow access to the Western Disposal trash truck.

• If the alley were to become the single access point for businesses and proposed

residences on 2nd Ave. (closing off existing curb cuts) – what happens if there is an

emergency on 2nd Ave. requiring building evacuation?  How would that look like with

people trying to evacuate from the alley, and emergency response vehicles trying to

access the site of the emergency through the alley at the same time? (Now THERE is a

safety concern!)  On that note, The Colterra kitchen fire was certainly a wake-up call.

How fortunate that it didn’t result in a gas explosion or spread to residences and

adjacent structures. We live on the alley adjacent to Colterra.

• A line of utility poles border the residential side of the alley, requiring sufficient

vehicular clearance to avoid damage. Trash receptacles also line the alley on the

commercial side. This further narrow the alley, which is already less than 20’ wide in

several spots.

All these practical concerns do not even begin to address the impact of 200+ alley trips on the alley 

corridor residents of 3rd Ave.  Many 3rd Ave. residents have lived on this street for 20 to 40 years. Our 

homes are our biggest asset. Our younger residents are just starting families. For many of us of 

retirement age, our plan has been to live out our lives in this close-knit neighborhood where we all look 

out for each other.  

This ill-advised plan for routing commercial traffic down the alley effectively shifts the impact 

of 2nd Ave. development from the commercial property owners to the residential property 

owners.  Is this fair? Let’s get back on the right track! 

Thanks for listening… 

Victoria Keen, Mike Selak and Roscoe the Wonder Dog – 285 3rd Ave. NIWOT 
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From: Wufoo
To: Boulder County Board of Commissioners
Subject: Contact County Commissioners [#987] - [Name: Skaggs, Laura] Re: NRCD1 Land Use Code Revisions -

Resolution Statement from LID - 3/12/19 BoCC Hearing
Date: Friday, March 8, 2019 8:00:41 AM

Name * Laura  Skaggs

Email * lauralskaggs@aol.com

Organization (optional) Niwot Local Improvement District Advisory Committee

Address or General Area (optional) 7428 N. 73rd Street 
Niwot, Colorado 80503 
United States

Phone Number (optional) (303) 682-0468

Subject * NRCD1 Land Use Code Revisions - Resolution Statement
from LID - 3/12/19 BoCC Hearing

Comments, Question or Feedback * I am submitting a Resolution statement and accompanying
recommendations on behalf of the Niwot LID regarding the
NRCD1 Land Use Code Revisions. This Resolution was
agreed to at our most recent Board Meeting. We ask for
serious consideration.

As I am communicating on behalf of our Board and to be
certain this reaches you, please CONTACT ME IMMEDIATELY
if the Attached File fails to transmit.

--Laura Skaggs
Chairperson, NLIDAC

Attach a File (optional) nlidac_nrcd1_resolution_03062019.docx
19.68 KB · DOCX

Please check box below * I acknowledge receipt of the Open Records Notification
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A RESOLUTION of the Niwot LID Advisory Committee regarding proposed revisions to the 
Niwot Rural Community District 1 Land Use Code 

Whereas, the Niwot Local Improvement District funds public improvements and other activities for the 
benefit of the district and the entire Niwot community; and 

Whereas, a retail sales tax of 1% is collected from the customers of the businesses located within the 
Niwot Local Improvement District; and 

Whereas, on September 20, 2018 the Boulder County Commissioners imposed a six-month moratorium 
on development applications in the NRCD1, and on October 30, 2018 voted to continue the moratorium 
excluding the NRCD1 Historic District; and 

Whereas, the six-month delay in development with the NRCD1 has adversely affected the collection of 
sales tax revenues for the LID, now and beyond the six-month moratorium; and  

Whereas, over the past 25 years development in the NRCD1 has occurred pursuant to the current 
NRCD1 regulations and in a responsible manner consistent with past development patterns; and 

Whereas, the Niwot LID Advisory Committee deems the moratorium and the NRCD1 Land Use Code 
Revisions recommended by the Boulder County Planning Commission as ill-advised, unwarranted, 
without justification, and harmful to the businesses and property owners in the LID; and 

Whereas, the Niwot LID Advisory Committee deems the NRCD1 Land Use Code Revisions recommended 
by the Boulder County Planning Commission to place extreme and unnecessary limits on the NRCD1 
commercial properties, denying the NRCD1 the ability to meet goals expressed in the Boulder County 
Comprehensive Plan to function as a ‘designated service area within the sub-region and the geographic 
area wherein the majority of future growth will be accommodated;’ and 

Whereas, the Niwot LID Advisory Committee supports the Boulder County Comprehensive Plan in 
encouraging ‘a network of pedestrian and bicycle pathways that are protected from vehicular 
encroachment;’ and 

Whereas, the Niwot LID Advisory Committee feels strongly that where feasible, we must cease 
compromising the safety of 2nd Avenue pedestrians caused by vehicles crossing the sidewalk, and allow 
alley access, which will accommodate the elimination of driveways crossing the sidewalk; and  

Whereas, the moratorium was put in place largely to clarify alley access and use, and this goal has been 
stripped from the recommendations submitted to the Board of County Commissioners, making this 
moratorium goal impossible to achieve; 

NOW, THEREFORE: 

The Niwot LID Advisory Committee urges the Board of County Commissioners to extend the NRCD1 
moratorium by 30 days to conduct further stakeholder outreach to lead to revisions of the NRCD1 Land 
Use Code, and strongly engage with the NRCD1 business property owners’ proposal as the basis for 
these Land Use Code revisions. 
 (See Attachment  A below: NRCD1 business property owners’ proposal ) 
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Attachment A: NRCD1 business property owners’ proposal

Accompanying: RESOLUTION of the Niwot LID Advisory Committee regarding proposed revisions to 
the Niwot Rural Community District 1 Land Use Code 

REVISIONS TO NRCD LAND USE CODE APPROVED BY NRCD PROPERTY OWNERS 

Items listed in red show changes from the requirements proposed by BC Land Use Dept. 

ENTIRE NRCD 

• Height Limit: 30’ allowed

• Residential units allowed:
o <10,000 lot: 2 units
o 10,000-15,000: 4 units
o >15,000: 5 units
o One additional unit permitted if under 600 s.f in all lot sizes
o Residential units allowed on the second floor adjacent to 2nd Avenue, or behind

Commercial.  First floor adjacent to 2nd Avenue must be Commercial.

• Parking:
o One space/ 500 s.f. commercial;
o Residential: as proposed by Land Use is accepted (approx. 1.5 spaces per unit

with reduction for spaces under 600 s.f.)

BLOCKS 3 and 4 

• Zoning and Land Use requirements should remain as they currently exist. No FAR, No
Lot Coverage, No Landscape requirement, no change to setbacks.  The current review
requirements are sufficient to ensure that development is compatible with Niwot.

BLOCKs 1, 2, 5 and 6 

o NO FAR.  Setbacks, Floor Area Coverage, Parking and height restrictions all address the
final sq. footage of the building.  There is no need to include FAR as a tool as suggested
by some members of the Planning Commission.

o Building height: 30’, 15’ maximum building height within 15’ of a rear property
line where the rear lot line is adjacent to a parcel or right of way outside NRCD1.
(Residential properties have a 15’ setback required for a 30’ tall structure.  It is
unreasonable to require more then 15’ for the Commercial Properties.)

o Lot Coverage: 60%.
o Landscape/hardscape requirement of 10%.
o Rear setback 0’ required.  Front setback 10’ required.  Front and rear combined

20’ minimum. (no height reduction required along 2nd Avenue)
o Side setback 0’ required
o Setback on corner lots to Franklin: 0’.
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Pedestrian Safety/Alley Access east of Franklin: 

• To improve the safety of 2nd Avenue sidewalks, full alley access for Commercial property
owners to be granted by May 15th.  Commercial property owners are willing to bear the
costs of the surveying, repair of potholes and grading as a show of good faith.

o Commercial property owners will immediately be allowed access to
survey and stake the alley boundary.

o Any property owner who has encroachments into the alley will be
notified and given 60 days to remedy.  If no remedy occurs, the County
will take such action as necessary to remove the encroachment.

o After the 60 days, Commercial property owners, at their expense, can fill
potholes and grade the alley with the requirement that the historic
drainage pattern of the alley is not to be substantially modified.  Since
the historic drainage patterns are not to be modified, no engineering is
required.

o For existing uses, Commercial property owners can submit an alley access
plan to Boulder County Land Use showing proposed new access points.

o New developments will show proposed alley access as part of standard
submittal requirements

o After alley grading, all adjacent properties have right to full alley access.
Where feasible, curb cuts that cross 2nd Avenue sidewalks will be
eliminated at property owners’ expense.

o The alley is a 20’ wide standard platted two way right of way.  Like alleys
all over Boulder and Longmont, there is adequate room for two cars to
pass.

o A ‘NO OUTLET’ sign will be placed at the alley entrance on Franklin.  Since
only vehicles that have a parking space waiting for them will use the
alley, and three point turn around will be available on most properties
accessing the alley, access should not be delayed.
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From: Wufoo
To: Boulder County Board of Commissioners
Subject: Contact County Commissioners [#988] - [Name: taylor, tom] Re: Alley between 2nd ave and 3rd ave
Date: Friday, March 8, 2019 9:07:14 AM

Name * tom  taylor

Email * tom@tom-taylor.com

Organization (optional) self

Address or General Area (optional) 265 3rd ave 
Niwot, co 80544 
United States

Subject * Alley between 2nd ave and 3rd ave

Comments, Question or Feedback *
I have a house on 3rd ave in Niwot and I simply want to
state that I am on board with the comments and concerns of
my many neighbors who have sent you comments as to how
and why we need to keep the alley between 2nd ave and 3rd
ave AS IS. It is NOT designed to be converted into a new
street or converted so it becomes any type of throughway
for trucks or residential traffic. Please consider the concerns
of all residents, particularly those of us who have been on
3rd ave for decades.

Please check box below * I acknowledge receipt of the Open Records Notification
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From: 3dsnow
To: Boulder County Board of Commissioners
Subject: Proposed changes to Niwot land use policy
Date: Friday, March 8, 2019 4:41:24 PM

Dear Commissioner Gardner,

My name is Dave Snow, and my wife Tracey and  I  have lived at 301 3rd Ave in
Niwot for over 25 years.  Our lot abuts the alley separating the commercially zoned
north side of 2nd Ave from our residential lots on the south side of 3rd Ave.  I am
writing in response to the proposed changes to NRCD Land Use policy.

I am extremely distressed about the proposed changes to  rear setback , and current
push to open the dead end alley  between 2nd Ave and 3rd Ave to commercial traffic,
and to use as a driveway for a housing development to be built  at the extreme east
(dead) end.

For  over two decades, land use policy has been governed by the 1996 Niwot alley
study.  It was commissioned by the Land Use  Department in an attempt to find a way
to allow development on 2nd Ave commercial properties, while preserving the rural
flavor, peace, and quiet of the neighboring residences.  In a nutshell, policy has
primarily been two fold. First, to allow alley access for  any service vehicles and
garage access for residences (but no thru traffic to Second Ave); and secondly, to
require parking on commercial lots to be situated at the rear of the lots.  Access to
commercial properties is primarily from 2nd Ave.

The effects of  these policies have been to govern building placement, and  to keep
alley traffic to a few vehicles a day, at most.  Parking along the rear of the lots creates
a  terrific visual buffer for the residences on 3rd, with no looming 30 foot tall structures
shadowing the residential homes.  No commercial  through-traffic means  minimal
alley dust and noise, and creates what has been an effective and very much
appreciated buffer between our competing land uses.  And for the commercial
properties,  these policies have allowed construction of buildings such as the Niwot
Inn, and Slater Building (mixed use).  It seems like a win-win solution.

I am utterly baffled at why the county is now so determined to abandon these
guidelines. 

 The alley is currently two way, with a width varying between 16-20 feet.  The narrow
parts are primarily due to utility poles running along the north side of the alley.

Opening the alley to use as an 800 foot long driveway for access to the proposed
housing development at the eastern end would certainly benefit the developer of the
property, as he'd not need to use any of his valuable real estate for a driveway. 
Developers cite safety at sidewalk crossings as an issue, although the existing curb
cut has been used safely for many  decades for business access, including frequent
visits by large UPS and FedEx trucks.  
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There are not ANY records of any incidents involving either vehicle/vehicle or
pedestrian/vehicle at any of the  the curb cuts along 2nd Ave.  Pedestrian traffic is
minimal on an average day.  If  traffic is an issue, why has there been no traffic
study?
 (There are several obviously staged dramatic child-in-a-stroller-vs-exiting-automobile
photos circulating, but they are not any version of reality.). 

From a safety perspective, opening the narrow  dead end  alley to additional traffic
seems just unthinkable.  Any large vehicle will block the alley.  There are trash and
recycle trucks which back down the alley 3 days a week.  Utility trucks (phone,
electric, and sewer) are common visitors. Traffic conflict in an 800 foot dead end alley
is a certainty.  And, what about emergency vehicles? No turnaround exists currently. 
On top of that, the alley opens onto Franklin Ave into an area which is congested and
has very poor visibility.  It makes no sense to add the traffic from 2nd Ave commercial
properties to the alley. 

 For us, opening the alley  means a new, busy STREET right up against our rear
fence.  Traffic for the proposed  housing development alone is estimated at 100+
trips/day, and with the encouragement from  the county to close curb cuts and route
traffic to the alley, the other businesses  will follow suit, and the alley will become a
non stop busy street.   We currently have a lovely, quiet yard in which we spend a
great deal of time. The only idea to 'buffer' our residences from the impact of these
dramatic changes seems to be adding some shrubs along the alley.  I cannot imagine
how that will  be a buffer from either traffic dust and  noise of a new street against our
fences or  the appearance of looming 30 foot  buildings. The addition of shrubs will
further narrow the right-of way, which is already inadequate for the role being thrust
upon it. I am curious too how that space is maintained.

The  land use code allows for a zero-foot setback along the rear of the lots.  The
only  concession afforded to the residential property owners is a height restriction of
15 feet for the rear most 25 feet of the lot.  While a 15 foot tall wall on the lot line is
better than a 30 foot tall wall, it will serve to reflect traffic noise and dust into our
homes.  Some sort of buffer would be a great help.    The existing setbacks of the
Niwot Inn and the Slater Building are 35 and 65 feet respectively, and only exist
because of the rear parking lot requirement from the 1996 Alley Study.   There is no
overemphasizing what a dramatic difference these rear parking lots have upon the
character of our homes. By not requiring parking to be on the rear of the lots,
buildings with zero setback become a reality.  

The text of the proposed changes has been expanded to approve  side parking lots in
addition to rear lots.    For me personally, this almost certainly means a building
directly south of me, placed right on the rear lot line, and using a side parking lot
which was constructed on an adjacent lot.  I will have a wall  to view, and 50 feet of
my back yard in winter shadow because of this change.

Rear parking lots were great.  Approval for 'Side lots' has been added to the  code
revisions, no doubt because one such parking lot slipped through the planning
process despite the  findings of the 1996 Alley Study and over our objections. (It is my

DC-18-0004 Public Comments

NRCD Public Comments Page 73 of 118



guess that none of these development issues would have arisen had the Alley Study
findings been adhered to in the case of the recent Southpaw Commons
development.   Their parking lot could have been rotated along the alley, and the
buildings reconfigured upon the lot, and the dramatic negative effects of the building
upon its neighbor to the north could have been eliminated.)

The Commissioners in 1996  saw  and understood the alleys' role as a buffer between
the residential and commercial uses.  This viewpoint was upheld by the Planning
Commission last month when they asked that the alley access clause be removed
from the proposed regulations.We ask that the County Commissioners see the
value in upholding these recommendations.

We are not against development, but do think that considerate development is
possible.   Like the developers, we too have a financial stake in our property.  We
also live 24/7 among the resulting developments.  Please, be kind to us!  Leave
restrictions on alley use as they are, and re-implement  the findings of the 1996 Alley
Study.

  Thank you

Dave and Tracey Snow
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From: Robyn Kube
To: Boulder County Board of Commissioners
Cc: Cerda, Jacey
Subject: DC-18-0004 Niwot Rural Community District (NRCD) Land Use Code Update
Date: Friday, March 8, 2019 5:18:12 PM
Attachments: 20190308 Letter to BOCC FINAL 2235036.docx.pdf

20190128 ltr to Land Use only FINAL 2235036.pdf
20190218 ltr to Planning Comn with attach corr 2235036.pdf
19971029 Lacy letter regarding alley use 2235036.pdf

Please see attached

Robyn W. Kube

Dietze and Davis, P.C.

2060 Broadway, Suite 400

Boulder, CO  80302

(303) 447-1375

Serving the West from Boulder since 1972
The information contained in this e-mail message is attorney privileged and confidential and is intended only for the use of the individual named. If you

have received this communication in error, please notify our offices immediately at (303)447-1375. Thank you

DC-18-0004 Public Comments

NRCD Public Comments Page 75 of 118

mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:RobKube@dietzedavis.com
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:commissioners@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
mailto:jcerda@bouldercounty.org
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/
http://www.dietzedavis.com/


































































































DC-18-0004 Public Comments

NRCD Public Comments Page 76 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 77 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 78 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 79 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 80 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 81 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 82 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 83 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 84 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 85 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 86 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 87 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 88 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 89 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 90 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 91 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 92 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 93 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 94 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 95 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 96 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 97 of 118



DC-18-0004 Public Comments

NRCD Public Comments Page 98 of 118



From: Case, Dale
To: Ruano, Jose; Grimm, Denise; Wobus, Nicole; Hackett, Richard
Subject: Fwd: Scan From Osmosis Architecture
Date: Friday, March 8, 2019 11:15:47 PM
Attachments: doc20190308172049.pdf

ATT00001.htm

Begin forwarded message:

From: Anne Postle <apostle@osmosisarchitecture.com>
Date: March 8, 2019 at 5:36:31 PM MST
To: Boulder County Board of Commissioners
<commissioners@bouldercounty.org>, Dale Case <dcase@bouldercounty.org>
Cc: 'Robyn Kube' <RobKube@dietzedavis.com>, Tony Santelli
<a.santelli@comcast.net>, Tim and Mary Coonce
<mcoonce@porchfronthomes.com>, 'Tim Coonce'
<tcoonce@porchfronthomes.com>, 'Trec52' <trec52@gmail.com>, 'Tom Stanko'
<tom@harringtonstanko.com>, 'Tim Harrington' <tim@harringtonstanko.com>,
<corneliaswl@gmail.com>, 'Catherine McHale' <mchale.c@icloud.com>,
Carlson & Moore LLC Biff Warren Warren <biff@niwotlaw.com>, 'Cotton
Burden' <cotton@burdeninc.com>
Subject: FW: Scan From Osmosis Architecture

Dear Commissioners,
Please review the attached drawings.  They show three different possibilities for
development on my property on 2nd Avenue. 

Option 1 is best for Niwot, but not allowed due to the proposed FAR
restrictions. 
Option 2 is allowed, and is a viable project, but will not please the neighbors, or
allow for any possibility of commercial or retail use. 
Option 3 is a study ONLY of what a reasonable 1.25 FAR looks like.  No one would
expect every site to benefit from a 1.25 FAR, and the commercial property
owners are requesting NO FAR requirements within the NRCD.  That said, an FAR
of 1.25 would most likely occur on a smaller lot, or a corner lot.  This model
shows a 1.25 FAR on 280 2nd Avenue, but I would never do this because I have
no intention of tearing down the historic building.  The 1.25 FAR exhibit created
by Land use that uses the Southpaw site is deceptive and misleading!

Even though my preferred option does not meet the proposed FAR of .6, if you
combine all of my sites, the FAR is under .6.  The proposed FAR restrictions do not
allow for the fact that parking is shared on different sites.

I hope you understand the gravity of the situation.  When the NRCD property owners
would rather extend a painful moratorium, than see these regulations approved and
experience the pain for decades, it warrants attention.
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Sincerely,
 
Anne Postle, Architect
osmosis art and architecture
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From: Anne Postle
To: Boulder County Board of Commissioners; Case, Dale
Cc: Tony Santelli; Tim and Mary Coonce; tcoonce@porchfronthomes.com; trec52@gmail.com;

tom@harringtonstanko.com; Tim Harrington; Cornelia Sawle; bob@vonscolorado.com; brian@masseq.com;
brad@bradfordheap.com; Bruce W. Warren; xanaru@icloud.com; cotton@burdeninc.com;
RobKube@dietzedavis.com; Laura Skaggs

Subject: Support vs. Opposition Map
Date: Saturday, March 9, 2019 1:11:24 PM
Attachments: Niwot Support vs. Opposed MAP-compressed.pdf

ATT00001.htm

Dear Commissioners and Dale,
See attached map.  This was prepared using only the information included in the Planning
Commission public comment file on the County website.  It shows clearly what the Niwot
Community desires as the outcome of this process.  It also shows which opinions matter to
Boulder County Land Use, and which opinions don’t.  As Commercial Property owners in the
NRCD, we hope this will concern you as it concerns us.
Respectfully,
Anne and Jim Postle 
Bob Von Eschen
Tim and Mary Coonce
Brian Bair
Bradford Heap
Cornelia Sawle 
Tony Santelli 
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Public comments from outside 
of Niwot - not shown on map

Public comments in FAVOR 
of new restrictions:
• 55 out of 275 comments = in favor.
• Of those 55, 42 are from thirteen 3rd Avenue

neighbors concerned primarily with alley use.

Public comments OPPOSED 
to new restrictions:
• 220 out of 275 comments = opposed
• Of those 220, 61 are from NRCD1 property

owners primarily in favor of alley access for
the 2nd Avenue property owners.

Niwot Community 
Service Area Map

Public
SUPPORT

vs. 
Public

OPPOSITION
to Boulder County’s 

Proposed Code Changes
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From: Mary Fairfield
To: Boulder County Board of Commissioners; +dcase@bouldercounty.org; +dgrimm@bouldercounty.org
Subject: Niwot Moratorium
Date: Monday, March 11, 2019 7:48:24 AM

Dear Boulder County Commissioners,

I am a new resident of Niwot, having sold my North Boulder home last spring and
consequently purchasing a new home in Niwot. One of the many reasons I love the town of
Niwot is the commercial downtown. And now, within a short period of time, it seems that
downtown area is becoming less vibrant as businesses are closing their doors due to the
imposed moratorium. I am in the process of learning more about the moratorium but I am
already seeing the negative impact.

As a new homeowner in Niwot, I wonder how long before my property value decreases if the
downtown continues to lose businesses. It is hard to imagine the residents of Niwot wanting to
lose their wonderful downtown, one of the main reasons I moved to Niwot.

I hope a reasonable compromise can be reached to help support our local businesses and
maintain a vibrant, thriving downtown for Niwot and Boulder County.

Respectfully,

Mary Fairfield
Niwot homeowner 

Mary Eaton Fairfield
303 956 3230 mobile
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From: Wufoo
To: Boulder County Board of Commissioners
Subject: Contact County Commissioners [#991] - [Name: Langdon, Bradley] Re: Niwot Moratorium
Date: Monday, March 11, 2019 12:13:24 AM

Name * Bradley  Langdon

Email * bradlangdon@gmail.com

Address or General Area (optional) 280 Third Ave 
Niwot, CO 80544 

Phone Number (optional) (303) 652-2723

Subject * Niwot Moratorium

Comments, Question or Feedback * Please read attached Word document

Attach a File (optional)

10_march_2019_comments_to_county_commisioners.docx
6.79 KB · DOCX

Please check box below * I acknowledge receipt of the Open Records Notification
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Dear Commissioner:

We encourage the County Commissioners to uphold the find¡ngs of the County Commissioners of 1996 after they came
to Niwot and toured the alley in 1996. At that time, they recognized the unique characteristics of the alley as a buffer
between the commercial and residential districts. They then instructed staff to conduct the Niwot Alley Study. This

study produced guidelines (see below) for developing the commercial district and these guidelines were used in the
reviews and subsequent development of the Slater Building and Niwot lnn. These buildings are respected and

appreciated by the business and residential communities, alike. Both contribute foot traffic and pedestrian space to the
downtown and enhance the character of Niwot while affording the residential district some privacy.
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MAR 0 I z0is

RECD Bv -B¿L----1996 NIWOT ATLEY STUDY GUIDETINES
TIME

It should be noted that the reasoning behind the Niwot Alley Study is still relevant: "2nd Avenue or another primary road,
should be used to access a property instead of an alley. The roads are better designed to handle traffic flow and are
maintained bv Boulder Countv". This is still true today.

Unfortunately, the new zoning regulations are an attempt by staff, under pressure from land developers, to subvert the
previously established guidelines. Under the guise of "pedestrian safety concerns" the regulations are encouraging use

of the alley to access commercial properties. Land developers have been championing this pedestrian safety issue

without any facts to substantiate it. ln the Planning Commission's meeting, County staff admitted that they had

investigated records regarding incidents between vehicles and pedestrians in Niwot and 11ry were found. Not one.
The Planning-Commission only agreed to the revised regulations after the item regarding accessing the alley was stricken
from the proposed regulations. Please support their ruling.

lf one examines the land developer's plans for these properties, the rationale for opening the alley to commercial traffic
is clear. (See below) Note that there is no reduction in the number of driveways off Second Avenue, but an increase in

driveways. And two of the driveways require cars to back over the 2nd Ave. sidewalk. So much for pedestrian safety.
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The Meisner Property

It is clear the land developers are attempting to turn the dead-end alley into another Avenue for which it is ill equipped.
The County's own transportation guidelines call for a 3O-foot right-of-way for two-way access. (See below) A 20' alley

which is restricted in places to L6' by telephone poles and 18' by Colterra's encroachment at the corner of Franklin Ave

and the alley, does not meet the County's own access design standards.

Boulder County Multimodal Transportation Standards

Table 5.5.1 Parcel l\ccess Design Standards

RO$Easement
Width (min.)

Surface Course

Travelway W¡dth
(8'turnouts

8'x 55' incl. tapers -
required every 4OO')

# of units

20'
28'w/turnouts

Per geotechnical reportl

10'

1-5
Plains

One-Lane Access

L2'

Mounte¡ns

30'

Per geotechnical report

18',

6-15
Plains

Two-Lane Access

18',

Mountains

Routing vehicles off Niwot Road, down Second Ave., thru a 4-way stop, down Franklin Ave and then up a dead-end alley,
instead of utilizing an existing direct access driveway off of Niwot Road is not good planning! Staff has suggested that
the alley would host 200 trips a dav in contrast to the 20 trips a week we currently experience? (see county map)
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Niwot Rurol Community Dlstrict ll
(Residenliol)

UJul_"-*_* Þ
.h r

Blue is the current, historic access off Niwot Rd. to the Meisner & Lefty Properties, Red is the proposed route by staff
and developer. And bold black line clearly identifies the residential zone which includes the alley - not the other way
around.

What is also evident from these plans and the already built South Paw Commons, seen below, is that these
developments do not enhance the character of Old Town Niwot, they do @! create foot traffic or a pedestrian friendly
environment for the downtown business district, nor do they respect the adjacent residential neighborhood.
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SOUTH PAW COMMONS fTom 2ND AVE from the alley

We hope the commissioners will insist that the new regulations incorporate the directives of the Niwot AIley Study of
1996 to insure the remaining developable lots on 2nd Ave are developed to preserve the "semi-rural" character of our
town and not turn ¡t into a run of the mill, high density subdivision. We would ask that you direct staff to preserve the
alley as a buffer between commercial and residential communities as envisioned by the commissioners in L996. lt set a

precedent that has served the community well for the last 24 years. Thank you.

& Quinn Kalinski

Avenue
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Boulder
County

Land Use
CourthouseAnnex . 2045 13th Street . Boulder, Colorado 80302 . Tel: 303.441.3930 . Fax: 303.441 .4856
Mailing Address: P.O. Box 471 . Boulder, Colorado 80306 . www.bouldercounty.org

February 26,2019

Docket DC-18-0004: Amendments to Niwot Rural Communitv District (Article 4-116)
and related Land Use Code provisions

Request: Review of draft Land Use Code amendments to Niwot Rural Community District
regulations (article 4-116) of the Boulder County Land Use Code.

(Stafî Dale Case, Director; Mike Thomas, County Engineer; Denise Grimm, Principle Planner; Jose

Ruano, Planner I; Nicole Wobus, Long Range Planning Manager; Laura Weinstein, Planner I)

Dear Stakeholder/Interested Party,

A need was identified to update the Niwot Rural Community District I OIRCD) Land Use Code
provisions (Article 4-116) to ensure they are sufficient to protect and promote public health, safety,
and welfare, and maintain the unique cha¡acter of the Niwot community by appropriately balancing
changes in development and growth with the present and future needs of the community. On Sept. 20,
201 8, the Board of County Commissioners (BOCC) authorized staff (via Resolution 20 I B- I I 2) to
review and update the NRCD regulations. Staff has studied existing conditions and drafted regulatory
changes based on planning best practices, community engagement outcomes, and an understanding of
the unique circumstances of the NRCD. The proposed Code amendments are intended to reflect that
the district will develop and evolve and are designed to clarify expectations and permit flexibility
while protecting the essence of what makes the NRCD I distinct.

On Feb. 20,2019, the Planning Commission recommended that the BOCC approve the proposed
Land Use Code text amendments to Article 4-l l6 and associated provisions of the Boulder County
Land Use Code Docket DC-I8-0004 as presented in Attachment 4., with some additional direction.
Please refer to the hearing recording for details at:

Summary of Proposed Text Amendments
The draft amendments to the Land Use Code are organized by section and include the following

Section A: Replaces the current "Introduction" section of Article 4-l l6 with Purpose and
District Description.
Section B: Includes revisions to use categories to match current use definitions used
elsewhere in the Land Use Code. Specifies maxirnum number of dwelling units allowed for
ohixed-use" and add a definition for Mixed-Use within the main body of the Land Use Code
(a new Article 4-518).
Section C: Reduces the maximum building height within 25 feet of the rear setback in
certain cases. Adds new provisions for Lot Coverage and Floor Area Ration (FAR). Allows
for a reduced front setback in certain cases. Considers interior parcel lines perpendicular to
'2nd Avenue, a side yard (to allow for more buildable area on corner lots than currently
allowed).
Section D: Provides greater clarity and flexibility in parking requirements including
potential reductions in requirements for properties promoting use of multi-modal
transportation, those with small residential units, and those with shared parking agrcements.

a

a

a

a

Dêb Gardner Caunty Camnìssianer Elise Jones Caunty Cammissioner Matt Jones County Comnissioner
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. Section E: Adds provisions related to access and mobility to address safety and the
community's desire for improved walkability. Encourages dedication of lot area to
landscaping and low-water use greenspaces.

o Section F: Includes existing requirements for the Historic District of the NRCD.
o Section G: Increases requirements for community engagement for projects larger than a

certain scale and assembles all process-related provisions into one location within Article 4-
I 16.

o Section H: Revises the description of, and requirements for the Niwot Design Review
Committee, and references the role of the Historic Preservation Advisory Board (FPAB).

o Section I: Adds an appendix to include information and background on the designated
Historic District and the Contributing and Non-contributing structures.

Attachments:

The draft of the proposed text amendments is attached to this letter for your review. You may also
view the proposed draft text amendments and future revisions in our office or online at:

0004/

The docket review process for the proposed amendments will include a public hearing before the
BOCC on March 12,2019. Public comments will be taken at the hearing. Confirmation of hearing
dates and times will be published online at the link above and in local newspapers.

The Land Use staffand County Commissioners value comments from individuals and referral
agencies. Please check the appropriate response below or send a letter or email with your comments.
All comments will be made part of the public record. If you have any questions regarding this docket,
please contact us at (303) 441-3930 or jruano@bouldercounty.org.

Please retum responses to the above address by March 512019. Late responses will be reviewed as

the process permits.

--=Í*"have reviewed the proposal and have no conflicts.
Letter enclosed.

PRINTEDName (on, Behn L

,{t-"f San,foLo^ ì,sin¿l-

2

C

B

A

Table Comparing Current vs. Proposed Code

Article 4-116, Current NRCD Regulations

Proposed Amended Land Use Code Language

Agency or Address
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