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TOWN OF LYONS, COLORADO 
ORDINANCE NO. 999 

 
AN ORDINANCE CONDITIONALLY REZONING 

PROPERTY WITHIN THE TOWN OF LYONS, COMMONLY 
KNOWN AS 501 WEST MAIN STREET, FROM THE R-2 

MEDIUM DENSITY ZONE DISTRICT TO THE PUD-C 
COMMERCIAL PLANNED UNIT DEVELOPMENT 

DISTRICT AND CONDITIONALLY APPROVING THE 
FINAL PUD PLAN 

 
 WHEREAS, pursuant to C.R.S. § 31-23-301, the Town of Lyons possesses the 
authority to zone, rezone, change, supplement, and revise the zoning classifications or 
designation of property and to regulate land uses within the Town of Lyons; and 
 
 WHEREAS, JM Associates, Inc. (“Applicant”) on behalf of Lyons Properties, 
LLC, a Colorado limited liability company (“Owner”) has applied for the rezoning of 
certain property from the R-2 Medium Density Zone District to PUD-C Commercial 
Planned Unit Development District; and  
 
 WHEREAS, the property is generally described as 501 West Main, in the Town 
of Lyons (the “Subject Property”); and  
 
 WHEREAS, the Subject Property consists of 5.646 acres, more or less, and is 
described in Exhibit A attached hereto and incorporated herein by reference; and  

 
WHEREAS, the Applicant has also submitted a Final PUD Plan for the Subject 

Property for approval; and  
 
WHEREAS, in accordance with Section 16-4-80(a) of the Lyons Municipal Code, 

the Final PUD Plan has been reviewed by the PCDC at a public hearing and has been 
approved, subject to the conditions set forth in Exhibit B attached hereto and 
incorporated herein by reference; and  
 

WHEREAS, as required by law, duly noticed public hearings were held before 
the Town of Lyons Planning and Community Development Commission, which heard 
testimony and considered other evidence before making certain findings of fact, 
concluding that the rezoning application and the Final PUD Plan met and satisfied all of 
the applicable criteria set forth in Lyons Municipal Code, and recommending that the 
Board of Trustees approve both the rezoning application and the Final PUD Plan; and 

 
WHEREAS, also as required by law, the Board of Trustees conducted a duly 

noticed public hearing, considered the evidence presented, adopted the Planning and 
Community Development Commission’s findings of fact and approved both the 
application for rezoning to the PUD-C zone district and the Final PUD Plan, subject to 
certain conditions recommended by staff and adopted by the Board.  
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WHEREAS, the administrative record for this case includes, but is not limited to, 

the Lyons Municipal Code, the Lyons Comprehensive Plan, the Lyons Disaster 
Recovery Program and all other applicable ordinances, resolutions and regulations 
together with all Town of Lyons land use application processing policies that relate to 
the subject matter of the public hearing, the land use application and accompanying 
maps, reports, studies and all other submittals of the applicant, any evidence or 
correspondence submitted by members of the public at the public hearing, and the staff 
files and reports of the Town Planner pertaining to the application; and 

 
WHEREAS, pursuant to Article 23 of Title 31, C.R.S., as amended, the Board of 

Trustees has determined that the proposed zoning of the Subject Property, subject to 
any conditions set forth herein, furthers the public health, safety, convenience and 
general welfare of the community; generally conforms with the Town’s Comprehensive 
Plan, as amended and updated; is compatible with surrounding uses; and otherwise 
meets the applicable criteria set forth in Chapter 16 of the Lyons Municipal Code; and  

 
WHEREAS, approval of this Ordinance on first reading is intended only to 

confirm that the Board of Trustees desires to comply with state law and the Lyons 
Municipal Code by setting a public hearing in order to provide the Owner and the public 
an opportunity to present testimony and evidence regarding the re-zoning application 
and Final PUD Plan.  Approval of this Ordinance on first reading does not constitute a 
representation that the Board of Trustees, or any member of the Town Board, supports, 
approves, rejects, or denies the proposed zoning or Final PUD Plan. 
 
NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF TRUSTEES OF THE 
TOWN OF LYONS, BOULDER COUNTY, COLORADO: 
 
 Section 1. Recitals Incorporated.  The recitals contained above are 
incorporated herein by reference and are adopted as findings and determinations of 
the Board of Trustees. 
 

Section 2.  Rezoning of Property Conditionally Approved.  The Subject 
Property is hereby conditionally rezoned from the R-2 Medium Density Zone District to 
the PUD-C Commercial Planned Unit Development District, the Board specifically 
finding that the rezoning is supported by the Town of Lyons Comprehensive Plan.  
Following the effective date of this Ordinance and compliance with the conditions set 
forth below, the Subject Property shall be zoned PUD-C.  Approval of the PUD-C 
zoning shall be and is subject to the following conditions of approval: 

 
(1) The Owner shall approve an amendment to the Memorandum of 

Agreement dated January 12, 2016 (“MOA”), in a form acceptable to 
the Board of Trustees and the Town Attorney, which amendment shall 
modify the MOA to clarify the process by which the Owner and the 
Town shall permanently establish the boundary line between the 
Subject Property and Meadow Park;  
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(2) The boundary line agreement or District Court action contemplated in 

Section V of the MOA, as amended, is completed to the satisfaction 
of the Town and a fully executed and notarized copy of the boundary 
line agreement or certified copy of the District Court order is recorded 
in the real property records of Boulder County, Colorado; and  

 
(3) The legal description of the Subject Property set forth on Sheet 1 of 

the Final PUD Plan be revised to reflect the revised boundaries of the 
Subject Property established by the recordation of the boundary line 
agreement or District Court order contemplated in the MOA, and that 
the modification to the legal description on Sheet 1 of the Final PUD 
Plan be completed prior to recordation of the Final PUD Plan mylar. 

 
The conditions set forth in this Section 2 shall be fully satisfied by the Applicant 

and Owner on or prior to August 30, 2016.  If the conditions are not satisfied, the 
rezoning of the Subject Property shall not be effective. 
  

Section 3. Amendment of Zoning Map.  Following the satisfaction of the 
conditions set forth in Section 2 of this Ordinance above, the Town Administrator, Town 
Planner, and other appropriate staff are authorized and instructed to revise the official 
zoning map for the Town of Lyons in accordance with Section 16-15-60 of the Municipal 
Code so that the zoning designation described in this Ordinance is illustrated in graphic 
form.  Failure to amend the official zoning map in accordance with this Ordinance shall 
not, however, have the effect of limiting, preventing or precluding the effect or effective 
date of this Ordinance. 

 
Section 4. Final PUD Plan Conditionally Approved.  The Final PUD Plan for 

the Subject Property is hereby conditionally approved, based on a determination that all 
applicable standards for approval of the Final PUD Plan have been met.  Approval of 
the Final PUD Plan shall be and is subject to the following conditions of approval: 

 
(1) The conditions set forth in Exhibit B, as recommended to the Board of 

Trustees by the PCDC;  
 

(2) The Applicant and Owner shall resolve and correct any technical 
issues as directed by Town staff prior to recordation of the Final PUD 
Plan mylar;  

 
(3) The legal description of the Subject Property set forth on Sheet 1 of 

the Final PUD Plan be revised to reflect the revised boundaries of the 
Subject Property established by the recordation of the boundary line 
agreement or District Court order contemplated in the MOA, and that 
the modification to the legal description on Sheet 1 of the Final PUD 
Plan be completed prior to recordation of the Final PUD Plan mylar. 
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(4) The Applicant and Owner shall pay any and all remaining fees and 

costs incurred by the Town and its consultants in review and 
processing of the rezoning and Final PUD Plan application in full prior 
to recordation of the Final PUD Plan mylar. 

Section 5. The Town shall be authorized to make any changes to the mylar 
form of the approved Final PUD Plan as may be needed to conform the Final PUD Plan 
to the form and content requirements of the Lyons Municipal Code in effect at the time 
the Final PUD Plan is submitted for signature(s) and to make such other changes that 
are expressly authorized or required pursuant to this Ordinance.   
 
INTRODUCED AND PASSED ON FIRST READING THIS ___ DAY OF APRIL, 2016.  
 
INTRODUCED, PASSED, ADOPTED AND ORDERED PUBLISHED THIS ___ DAY 
OF MAY, 2016. 
 
      TOWN OF LYONS, COLORADO 
 
 
             
      Connie Sullivan, Mayor  
ATTEST: 
 
 
____________________________________ 
Debra K. Anthony, Town Clerk 
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Exhibit A 
Legal Description of Subject Property 

 

 
 
Identified as “Parcel A” on survey of 501 & 503 W. Main Street as completed by 
England Surveying on July 30, 2008 (Job No. 535.01).   
 
Also known as 501 W. Main, Town of Lyons, Colorado. 
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Exhibit B 
 

Staff and PCDC recommended conditions of approval for Final PUD.  
 
All conditions proposed and presented by the Applicants with this land use request as submitted, 
both written and graphic, are hereby incorporated into this list of conditions by reference. Some of 
these conditions are repeated below for emphasis and ease of administration of this land use 
approval moving forward. Some are amplified, clarified and/or modified below for the final record. 
Omission from this listing below of conditions that the applicant has proposed elsewhere in the 
submittal does not negate the binding nature of the PUD submittal taken as a whole with all 
elements duly noted and accepted with this approval.  
 
1. As noted on Sheet A00, the Applicants have proposed and the PCDC has accepted the following sound 
limitations.  
Event center, small use, shall be subject to the following conditions:  
a. Outdoor music performed by live entertainment at events shall not include amplified instruments. Horns 
or percussion are not allowed. Woodwinds (e.g., clarinets, flutes, etc. are allowed. One vocalist may use a 
microphone with amplification.  
b. Outdoor Disc Jockey (DJ) style performance of amplified recorded music is not allowed.  
c. Outdoor weddings: i. During wedding ceremonies: the officiant and other members of wedding parties 
may use a microphone with amplification for readings, vows. Low level amplified recorded music or 
unamplified acoustic instruments only are allowed during the ceremony with one vocalist using a 
microphone with amplification. Wedding ceremonies are to be concluded no later than 5:30 pm.  
ii. During cocktail hour and dinner: unamplified acoustic only instrumental music is allowed. The officiant 
and other members of wedding parties may use a microphone with amplification for toasts and 
announcements.  
iii. After dinner music: unamplified acoustic only instruments are allowed with one vocalist using a 
microphone with amplification.  
 
d. All music shall end by 10:00 pm.  
e. Outdoor low level amplified recorded music, vocals, and public address system announcements, or any 
other noise generated at any wedding or other special event conducted on the property shall be carefully 
limited to the minimum functional sound level. All uses conducted at River Bend shall also comply with the 
noise restrictions set forth in Sec. 10-11-10 Unreasonable Noise of the Lyons Municipal Code as it may be 
amended from time to time. The Applicant or any person or entity holding a function on the subject 
property shall immediately reduce or eliminate any amplified or other sounds when instructed to do so by a 
member of the Boulder County Sheriff’s Office, other law enforcement or emergency services personnel 
or member of Town Staff.  
 
2. Limitations on Use. As noted on Sheet A00, the Applicants have proposed and the PCDC has accepted 
the limitations on use as set forth on Sheet A00. This PUD approval is restricted to the specific uses 
proposed as set forth on Sheet A00 in items 1 through 14. This PUD approval would require a PUD 
amendment approved by both the PCDC and BOT to add a use not specifically identified and approved 
with this review. 
 
3. All public improvements and site design including road surfacing, utilities and drainage shall be subject 
to a separate plan review including review of the final layout and construction details by the Town 
Engineer, prior to issuance of a construction permit pursuant to the Final PUD approval. 
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TOWN OF LYONS 

Board of Trustees Meeting 

Monday, May 2, 2016 
 
 

 

 
 

SUBJECT: Second Reading of Ord. 999 and Public Hearing – River Bend Final 
PUD/ Development Plan and Re-zoning from R2 to PUD-C  

DATE: 4/28/16  
 
 

PURPOSE: JM Properties, Inc. (“Applicant”) on behalf of Lyons Properties, LLC 
(“Owner”) requests approval of a Final PUD Plan and rezoning from R2 to PUD-C to establish 
permanent facilities for Weddings and other outdoor Special Events along with the use of up to 
22 Recreational Vehicles as overnight accommodations for guests.  Also occasional use as a 
tent campground supporting special events at Planet Bluegrass. (see attached statement of 
intent and Site Plan) 
 

 
 

LOCATION: 501 W. Main Lyons Colorado 
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APPLICANT: Lyons Properties LLC 
       4121 Hwy 66 
 PO Box 312 
 Lyons, CO 80540 

 
 
ARCHITECT: Jerry Moore 

JM Associates 

PO Box 18390 

Boulder, Co. 80308 
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CODE: Lyons Zoning Regulations, Chapter 16 
 
 
 

DEPARTMENT: Planning 

Bob Joseph, AICP/ASLA 

Consulting Town Planner 

 

ACTION: Approve, approve with conditions or deny the Final PUD/Development 
Proposal and Re-zoning from R2 to PUD-C . (Note: the BOT is free to 
add to, revise or delete any of the PCDC recommended conditions of 
approval).  The Ordinance 999 prepared for consideration on second 
reading assumes that the BOT will adopt the PCDC’s recommendation 
to approve the rezoning and approve the Final PUD Plan, subject to the 
conditions as recommended by PCDC. 

 

Suggested Motion: “I MOVE TO APPROVE ORDINANCE NO. 999, AN ORDINANCE REZONING 501 WEST MAIN 
STREET, FROM THE R-2 MEDIUM DENSITY ZONE DISTRICT TO THE PUD-C COMMERCIAL 
PLANNED UNIT DEVELOPMENT DISTRICT.  I FURTHER MOVE TO APPROVE THE FINAL 
PUD PLAN WITH THE CONDITIONS NOTED IN THE STAFF REPORT DATED 4.28.16 AND 
WITH ACCEPTANCE OF THE FINDINGS NOTED THEREIN.” 

  

Background:  The PCDC acted to recommend rezoning of this property from R2 to PUD-C 
on 3-14-16.  The PCDC on 4-11-16 acted to recommend the approval of this 
Final PUD with conditions as set forth in this staff report. 

 
 
River Bend Final PUD and Zoning Amendment Staff Report 
Table of Contents 
_____________________________________ 
 
I.   Staff and PCDC Recommended Action on Final PUD and Zoning Amendment  pg 4 
II.  Staff and PCDC recommended conditions of approval for Final PUD   pg 5 
III. Staff and PCDC Findings re: Zoning Amendment criteria; 
     C-PUD Uses and Site Design Standards and Guidelines    pg 6 
IV. Staff Findings re: Comp Plan relationship      pg 18 
V.  Summary and Background of Subject Matter     pg 18 
VI. Summary of Requested Waivers under the PUD process    pg 23 
VII. Referral Documents        attached 
VIII. Neighbor Comments        attached 
 

 

 
I. Staff and PCDC Recommended Action on the Final PUD and zoning amendment. 
Staff and PCDC supports this application for Final PUD and recommends approval of this PUD 
Development Plan along with the PUD-C zoning amendment with conditions as noted under Section II 
below. 
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II. Staff and PCDC recommended conditions of approval for Final PUD. 
 
All conditions proposed and presented by the Applicants with this land use request as submitted, 
both written and graphic, are hereby incorporated into this list of conditions by reference.  Some of 
these conditions are repeated below for emphasis and ease of administration of this land use 
approval moving forward.  Some are amplified, clarified and/or modified below for the final record. 
Omission from this listing below of conditions that the applicant has proposed elsewhere in the 
submittal does not negate the binding nature of the PUD submittal taken as a whole with all elements 
duly noted and accepted with this approval. 
 

1. As noted on Sheet A00, the Applicants have proposed and the PCDC has accepted the following 
sound limitations. 
Event center, small use, shall be subject to the following conditions: 

a. Outdoor music performed by live entertainment at events shall not include amplified instruments. 
Horns or percussion are not allowed. Woodwinds (e.g clarinets, flutes, etc. are allowed. One 
vocalist may use a microphone with amplification. 

b. Outdoor Disc Jockey (DJ) style performance of amplified recorded music is not allowed. 
c. Outdoor weddings: 

i. During wedding ceremonies: the officiant and other members of wedding parties may use a 
microphone with amplification for readings, vows. Low level amplified recorded music or 
unamplified acoustic instruments only are allowed during the ceremony with one vocalist 
using a microphone with amplification. Wedding ceremonies are to be concluded no later 
than 5:30 pm. 

ii. During cocktail hour and dinner: unamplified acoustic only instrumental music is allowed. 
The officiant and other members of wedding parties may use a microphone with amplification 
for toasts and announcements. 

iii. After dinner music: unamplified acoustic only instruments are allowed with one vocalist using 
a microphone with amplification.  

d. All music shall end by 10:00 pm. 
e. Outdoor low level amplified recorded music, vocals, and public address system announcements, 

or any other noise generated at any wedding or other special event conducted on the property 
shall be carefully limited to the minimum functional sound level. All uses conducted at River Bend 
shall also comply with the noise restrictions set forth in Sec. 10-11-10 Unreasonable Noise of 
the Lyons Municipal Code as it may be amended from time to time. The Applicant or any person 
or entity holding a function on the subject property shall immediately reduce or eliminate any 
amplified or other sounds when instructed to do so by a member of the Boulder County Sheriff’s 
Office, other law enforcement or emergency services personnel or member of Town Staff.  

 
 
  
 
2. Limitations on Use.  As noted on Sheet A00, the Applicants have proposed and the PCDC has 
accepted the limitations on use as set forth on Sheet A00. This PUD approval is restricted to the specific 
uses proposed as set forth on Sheet A00 in items 1 through 14.  This PUD approval would require a PUD 
amendment approved by both the PCDC and BOT to add a use not specifically identified and approved with 
this review. 
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3. All public improvements and site design including road surfacing, utilities and drainage shall be subject
to a separate plan review including review of the final layout and construction details by the Town Engineer, 
prior to issuance of a construction permit pursuant to the Final PUD approval. 

III. Staff Findings re:  Zoning Amendment criteria; C-PUD Uses, Site Design Standards
and Guidelines and PUD review standards (Background only from PCDC review of the re-
zoning request) 

Compliance with Town Standards regarding Re-zoning Request: 

Staff finds the application in compliance with Chapter 16, Sec. 16-15-40. Official Zoning Map 
amendment approval criteria, of the Town of Lyons Land Use Code, as outlined below. 

For the purpose of establishing and maintaining sound, stable and desirable development within the 
Town, the official zoning map shall not be amended except: 

(1) To correct a manifest error in an ordinance establishing the zoning for a specific property. 

Staff Finding: Not Applicable 

(2) To rezone an area or extend the boundary of an existing district because of changed or changing 
conditions in a particular area or in the Town generally. 

(3) The land to be rezoned is inconsistent with the policies and goals of the Comprehensive Plan. 

Staff Finding: Not Applicable 

(4) The proposed rezoning is necessary to provide land for a municipal-related use that was not 
anticipated at the time of the adoption of the Comprehensive Plan, and the rezoning will be 
consistent with the goals and policies of the Comprehensive Plan. 

Staff Finding: Not Applicable 
(5) The area requested for rezoning has changed or is changing to such a degree that it is in 
the public interest to encourage development or redevelopment of the area, and the 
rezoning will be consistent with the goals and policies of the Comprehensive Plan. 

Staff Finding: The flood of 2013 destroyed the historic mobile home park use on the property. The 
historic use cannot be re-established because of the flood plain conditions on the property. 

Staff Finding: The broad scope of the 2013 flood disaster constitutes a change to a degree that it is in the 
public interest to encourage development or redevelopment of the area, and the rezoning will be 
consistent with the goals and policies of the Comprehensive Plan. 
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(6) A rezoning to a Planned Unit Development overlay district is requested to encourage 
innovative and creative design and to promote a mix of land uses in the development. 
Staff Finding: The proposed mix of land use (i.e. outdoor wedding venue combined with 
Tiny Home lodging) demonstrates creative mix of uses and design (i.e. handcrafted tiny 
homes). 
 
 
River Bend PUD with ZONING AMENDMENT Proposed Uses: 
 

The PUD would allow for construction of a maximum 4,000 sf single story enclosed Pavilion Structure 
along with associated site improvements which would require development review approval by the Town of 
Lyons Planning and Community Development Commission and subject to ratification of this approval by 
the Town of Lyons Board of Trustees prior to building permit submittal. Construction of the Pavilion 
Structure would result in removal of the Mobile Restroom Trailer from the Property. Should the Pavilion 
construction be delayed beyond 5 years from the approval date of this PUD, the Applicant agrees to 
remove the Restroom trailer and replace its functionality with a permanent Restroom Structure as noted on 
the accompanying Site Plan. The development approval process for construction of the Restroom 
Structure would require the process noted above for the Pavilion Structure.  
 

Staff Findings Regarding Conformance with C-Commercial zone district uses. 

Permitted principal uses in the C-Commercial District include the following proposed uses: 
 See Sec. 16-3-200. C Commercial District.  
  
(1) Accessory building or use.  
(2) Business use, including but not limited to the following:  
 
e. Hotel or motel.    
n. Recreational facility.  
o. Restaurant, bar or other eating and drinking place.  
p. Retail business, such as gift shop  

S t a f f  C o m m e n t :  T h i s  P U D  s i t e  d e v e l o p m e n t  p l a n  m a y  b e  a m e n d e d  
f r o m  t i m e  t o  t i m e  t o  i n t r o d u c e  t h e  a n t i c i p a t e d  f u t u r e  u s e s  t h a t  a r e  
p e r m i t t e d  w i t h  t h i s  s i t e  s p e c i f i c  P U D  s u b j e c t  t o  t h e  a p p l i c a b l e  
p r o v i s i o n s  o f  A r t i c l e  1 7 ,  i n c l u d i n g  b u t  n o t  l i m i t e d  t o  S i t e  P l a n  a n d  
D e v e l o p m e n t  P l a n  R e v i e w  P r o c e s s .  

  
(3) Residential use as follows:  
a. Associated residential unit  

  
Uses by PUD Review.  

Chapter 16 sets out the following applicable code provisions See Sec. 16-3-340. PUD-C Commercial 
Planned Unit Development District. 
(a) Specific Purpose. The purpose of the PUD-C District is to establish areas for planned commercial 
centers and grouping of consumer-oriented commercial uses that incorporate high-quality 
architectural design and to allow development of tracts of land large enough to accommodate well-
planned and rational connections between structures, people and automobiles through the use of 
planned parking access, pedestrian walkways, courtyards, malls and landscaped open space. 
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(b) Allowed Uses. In PUD-C Districts established through initial zoning or through rezoning, the 
following uses are allowed as appropriate and approved in the PUD Plan: 

(1) Principal permitted, conditional or accessory uses allowed in the C District unless such 
specific uses are explicitly omitted in the PUD Plan; 
(2) Multiple-family dwellings as part of a mixed-use development where the residential use 
is located in the same building as a principal nonresidential use; and 
(3) Other uses expressly approved as part of the PUD Plan: 

 
 

Uses not listed under C-Commercial, but included under the PUD application and review as provided for 
under b (3) as noted above. 
• Automobile, boat and motorcycle rental and sales. Not listed as a C-Commercial use, but allowed 

under the PUD review process. 
o Note: the owners contemplate potential sales of RV’s used on site, Staff finds this use fits 

under this broader heading. Sales shall be strictly limited to the twenty two RV’s located 
on site, and shall be incidental and accessory to the other principal uses approved 
herewith. 

• Campground. Not listed as a C-Commercial use, but allowed under the PUD review process. Tent 
camping use shall be restricted to Special Events for a total of three (3) weekend tent camping 
events per year, each operating on the following schedule: Thu – camper arrival and setup; Fri 
through Sun – festivating; and, Mon – breakdown, cleanup and camper departure. 

• Campground. The use of “Tiny Home” Recreational Vehicles as temporary short-term 
commercial accommodations open to the general public.  This use is not to exceed 22 units as 
depicted on the site plan. 

o Note: Staff finds the use of RV’s on the site fit under the broader campground heading, as 
does the overflow special event tent camping. 

 

• Event Center Small. The wedding venue and other hosted special events are categorized under 
this use Heading that is not listed as permitted under the C-Commercial district, but may be 
permitted under the PUD application and review as provided for under b (3) as noted above. 

 
Staff Findings Regarding Conformance with PUD review standards. 
Sec. 16-3-340. PUD-C Commercial Planned Unit Development District.  
(a) Specific Purpose. The purpose of the PUD-C District is to establish areas for planned commercial 
centers and grouping of consumer-oriented commercial uses that incorporate high-quality architectural 
design and to allow development of tracts of land large enough to accommodate well-planned and rational 
connections between structures, people and automobiles through the use of planned parking access, 
pedestrian walkways, courtyards, malls and landscaped open space.  
 (b) Allowed Uses. In PUD-C Districts established through initial zoning or through rezoning, the 
following uses are allowed as appropriate and approved in the PUD Plan:  

(1) Principal permitted, conditional or accessory uses allowed in the C District unless such specific 
uses are explicitly omitted in the PUD Plan;  
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(2) Multiple-family dwellings as part of a mixed-use development where the residential use is 
located in the same building as a principal nonresidential use; and  
(3) Other uses expressly approved as part of the PUD Plan.  

(c) Density. For PUD-C Districts established through initial zoning or rezoning, density shall be 
established by the allowed density in the C District (please refer to Section 16-3-200 above) unless varied 
through the PUD review process. The decision-making body may increase density for any of the 
amenities described in Section 16-4-200 of this Chapter. (Prior code 9-2-4; Ord. 956 §1, 2014) 

 
 

Sec. 16-4-160. Standards of general applicability.  
The standards contained in Sections 16-4-170 through 16-45-240 below shall apply to all PUD Districts 
unless otherwise expressly provided. (Prior code 9-2-4; Ord. 956 §1, 2014)  
 
Sec. 16-4-170. Allowed uses.  
In PUD Overlay Districts, allowed uses shall be consistent with the underlying zoning district unless varied 
through the PUD review process. In all other PUD Districts, allowed uses shall be consistent with 
comparable zoning districts unless varied through the PUD review process. (Prior code 9-2-4; Ord. 956 §1, 
2014)  
Staff Finding: The campground uses and small event center uses are allowed only as provided for as noted 
above “unless varied through the PUD review process” 
 
Sec. 16-4-180. Minimum lot size.  
In PUD Overlay Districts, minimum lot size shall be consistent with the underlying zoning district unless 
varied through the PUD review process. In all other PUD Districts, minimum size shall be consistent with 
comparable zoning districts unless varied through the PUD review process. (Prior code 9-2-4; Ord. 956 §1, 
2014) 
Staff Finding: The subject property is compliant with the C-Commercial district minimum lot size.  
Sec. 16-4-190. Common open space.  
(a) Minimum Requirements. Except for PUDs or PUD Overlay Districts located in the neighborhoods 
identified in the Lyons Comprehensive Plan as the Downtown Commercial Area and East Entry Corridor, 
all PUD Plans shall provide common open space unless varied through the PUD review process.  
Staff Finding: The Common Open Space requirement must be varied through the PUD review process. 
Staff Finding:  The proposed PUD plan offers substantial private open space with related natural 
landscape character retained and is therefore substantially compliant with the intent of the Open Space 
standards of the code. 
 
(b) Compliance With Other Open Space Standards. All common open space in the PUD Districts shall 
comply with the standards stated in this Code (including applicable public park reservation, dedication or 
in-lieu fee requirements) unless varied through the PUD review process. (Prior code 9-2-4; Ord. 956 §1, 
2014) 
Staff Finding: The Common Open Space requirement must be varied through the PUD review process. 
Staff Finding:  The proposed PUD plan offers substantial private open space with related natural 
landscape character retained and is therefore substantially compliant with the intent of the Open Space 
standards of the code. 
  
Sec. 16-4-200. Bonus density.  
Staff Finding: Not Applicable, no bonus density is proposed. 
 



10 
 

  
Sec. 16-4-210. Clustering.  
Where appropriate, clustering of dwelling units, commercial uses and industrial uses is strongly 
encouraged, provided that buffers, common open space and emergency access are adequate. Buffers are 
required to separate different uses in order to eliminate or minimize potential interference and nuisances on 
adjacent properties. The size of the buffer shall be determined through the PUD review process, based on 
its ability to achieve appropriate separation. (Prior code 9-2-4; Ord. 956 §1, 2014)  
Staff Finding: The Tiny Home layout demonstrates a clustered layout. 
 
 
 
Sec. 16-4-220. Protection of significant scenic views.  
To the maximum extent feasible, the PUD District shall be sited to allow identified significant scenic views 
across and through the development parcel, as viewed from adjacent public rights-of-way, including trails, 
and from public open space or parks. (Prior code 9-2-4; Ord. 956 §1, 2014)  
Staff Finding: Existing scenic views are retained with little or no negative impact. 
 
Sec. 16-4-230. Setbacks.  
In PUD Overlay Districts, setbacks shall be consistent with the underlying zoning district unless varied 
through the PUD review process. In all other PUD Districts, setbacks shall be consistent with comparable 
zoning districts unless varied through the PUD review process. (Prior code 9-2-4; Ord. 956 §1, 2014)  
(d) Development Standards. Development standards in the C District shall be as follows:  
  
(2) Minimum setbacks:  
a. Front yard – twenty-five (25) feet.  
b. Side yard – zero (0) feet. Ten feet (10ft.) (PUD) 
c. Rear yard – twenty-five (25) feet.  
d. When abutting any A, E, R-1, R-2, R-2A or R-3 District, the yard between the zone district boundary 
and any building shall not be less than three (3) times the height of the proposed building.  This standard is 
requested to be varied through the PUD process and replaced with a 10 ft. side yard 
Staff Finding: Set Backs are substantially compliant with C-Commercial standards or are otherwise varied 
through the PUD review process as provided for above for temporary food catering tent.   
Sec. 16-4-240. Development standards.  
(a) Circulation and Pedestrian Linkage. All PUD Plans shall comply with the circulation, access and 
pedestrian linkage standards stated in this Code, and the decision-making body may modify or vary such 
provisions in any way, provided that adequate compensating mitigation measures are included in the PUD 
Plan.  
Staff Finding: The internal pedestrian connections are informal and lack definition.  However, this is 
mitigated adequately in view of the very minor amount of conflicting vehicular traffic and absence 
topographic barriers or other natural or manmade barriers to pedestrian connectivity. 
(b) Adequate Public Facilities. All PUD Plans shall comply with the adequate public facilities standards 
stated in this Code, unless varied through the PUD review process.  
Staff Finding: Adequate Water, Sanitary Sewer and Electric service is proposed.   
(c) Water Share Requirements. The PUD Plan shall meet the Town's water share requirements for 
additional water service.  
Staff Finding: Not Applicable.  
(d) Design Standards. All PUD Plans shall comply with the applicable residential and nonresidential design 
standards stated in this Code, unless varied through the PUD review process.  
Staff Finding:  The following non-residential design standards are requested to be waived through this 
PUD process: 
 

This PUD-C zone district review includes waivers from the Town of Lyons development standards as follows: 
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1. Access roads must be designed and installed to support the fire protection apparatus equipment requirements of the International 
Fire Code and the Lyons Fire Protection District. A study prepared by a licensed Geotechnical Engineer must be submitted presenting 
the required preparation of sub-grades, pavement type and pavement thickness for any fire department and town access road. All 
roads must have an all weather surface and be designed for maintaining water runoff quality and air quality. It is the Applicant’s intent 
to maintain the historic rural park-like character of the Site. The Applicant requests a waiver of the Town’s requirement for hard paving 
of roads and parking areas, subject to the Town Engineer’s review and approval of the specifications and engineering design for 
proposed drainage, water quality control and paving on the Site.  

 
2. All existing outdoor lighting fixtures that are not cut-off / downcast shielded luminaires shall be immediately replaced with code compliant 

shielded fixtures, excepting light bulb strings used for minimal decorative, safety and security lighting in event production and camping
 areas. All new outdoor lighting fixtures shall be cut-off  / downcast shielded luminaires. 

 
 
(e) Signs. Signs are subject to the sign regulations of this Chapter unless varied through the PUD review 
process. 
Staff Finding: Existing signs conform to the Lyons Sign Code regulations.  
(f) Parking. PUD Plans shall be subject to the off-street parking and loading standards of this Code unless 
varied through the PUD review process.  
Staff Finding: (See (d) above regarding pavement) The proposed number of parking spaces is adequate. 
 
Modification. The design of public streets within a PUD District shall comply with all applicable Town 
standards.  
Staff Finding: Not Applicable, no public streets are proposed. 
 
 
(h) All Other Zoning and Development Standards and Modifications.  

Staff Findings: See Compliance with C-Commercial, Commercial and Mixed Use Standards and Guidelines. 
Development Plan Review (below) 
 

(1) Modification allowed. Unless otherwise expressly limited by this Section, the decision-making 
body may allow modification of all other applicable zoning district, general development and 
subdivision standards within a PUD District.  
(2) Applicability continues if no waiver. Except where this Article states a specific standard or the 
decision-making body modifies an otherwise applicable standard, all development in a PUD District 
shall comply with all applicable standards of this Code.  
 

(i) Development Assurances. The decision-making body may require adequate assurance, in a form and 
manner that it approves, that the common open space, amenities and public improvements shown in the 
Final PUD Plan will be provided and fully developed. (Prior code 9-2-4; Ord. 956 §1, 2014)  

 
 

Compliance with C-Commercial, Commercial and Mixed Use Standards and Guidlelines. 
Development Plan Review: 
 
 

 
 

Redevelopment. Redevelopment of nonconforming buildings and sites may not be strictly held to total 
compliance with all relevant design standards unless the site is being leveled clean. Instead, 
proportionality should be established between the physical and economic scope of the proposed 
redevelopment project and the scope of compliance with the relevant standards to be required and 
enforced. Substantial progress toward compliance shall be required as it relates to the specific re- 
constructed elements of redevelopment. Where redevelopment calls for reconstruction of existing 
buildings, portions of existing buildings, existing site improvements or portions of existing site 

Note: Where code standards are not listed in this portion of the report the Staff has found 
that they are not applicable. 
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improvements, then corresponding conformance with the applicable standards shall be required for   
only the reconstructed elements to the degree possible, given the need to maintain the utility and 
functional integration of the remaining nonconforming buildings and site improvements. No new 
nonconformities shall be allowed to be created unless approved through a variance process or through 
a waiver granted as provided for herein as part of a development plan review or site plan review. 

 

Sec. 16-6-20. Site planning and design. 
(a) Environmental Conservation. Intent: New development should be designed to fit within the natural 
environment in a compatible and integrated manner. To the greatest extent feasible, sites should be designed 
to preserve floodplains, steep slopes, natural landforms and significant vegetative communities and the 
wildlife inhabiting those areas. New development and redevelopment should also be designed to fit within 
the existing fabric of the built environment in a compatible manner wherever the existing built environment 
is recognized as being worthy of preservation as a valued part of the neighborhood.  Staff finding: 
Compliance 

 
(1) Inventory the property's natural characteristics (e.g., important view sheds, soils, topography, 
hydrology, vegetation) prior to the site design so that the physical features and views become an 
integral part of the development. New development should: a) respect existing drainage patterns and 
minimize grading and impervious coverage (buildings, parking lots, roads, etc.); b) work with the 
Colorado Division of Wildlife and Town-approved ecologists to design projects to minimize potential 
impacts and conflicts with wildlife; and c) ensure that development minimizes environmental impacts, 
mitigates impacts to wildlife and wildlife habitat and promotes building practices which benefit the 
environment and the well-being of current and future residents of the Town. Staff finding: Compliance 

 
(2) Standards and guidelines: 
a. In the event significant natural resources, including important view sheds, are found to exist on the 
development site, they shall be adequately protected and integrated into the new development. 
Resources to be protected include streams, rivers and associated wetland and riparian vegetation, 
significant stands of healthy mature trees and shrubs, distinctive natural land forms and prominent 
views to these resources from public spaces. Important view sheds to be protected include views from 
public streets, parks and gathering spaces to Steamboat Mountain and other prominent ridgelines, 
views to the St. Vrain River and its primary tributaries and views of landmark historic buildings. Views 
to be protected may be identified with duly adopted maps and other graphics. (G) Staff finding: 
Compliance 

 
b. In the event significant natural systems and/or resources are expected to be negatively impacted and 
compromised by development, it shall be the applicant's responsibility to demonstrate adequate 
mitigation of the negative impacts. Where important view sheds may be impacted by new development, 
it shall be the applicant's responsibility to submit visual simulations of the potential visual impact of the 
development on the view shed. (G) Staff Finding: no significant negative impact. 

 
c. Identify the natural resources on a site and show how they are integrated into the overall design for 
the project and the neighborhood. (G) Staff finding: Compliance 

 
(b) Riparian Area Protection. (This Section is reserved.) Staff Finding: no significant negative impact. 

 

(c) Site Grading, Site Disturbance Limitations. Intent: New development should be designed to fit within 
the natural environment in a compatible and integrated manner. The design of site improvements should 
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minimize cut-and-fill in order to preserve each site's natural terrain to the maximum extent possible. 
Staff finding: Compliance 

 
(1) To the greatest extent feasible, sites should be designed to preserve floodplains, steep slopes, natural 
landforms, significant vegetative communities and riparian areas and the wildlife inhabiting those areas. 
New development and redevelopment should also be designed to fit within the existing fabric of the 
built environment in a compatible manner wherever the existing built environment is recognized as 
being worthy of preservation as a valued part of the neighborhood. Staff finding: Compliance 

 
(2) Where significant natural resources and systems are found, site disturbance of these resources and 
systems shall be minimized to the maximum extent feasible, through careful site planning and creative 
design, including but not limited to design of buildings, parking lots, drives and other site improvements 
to fit into the natural terrain with minimal site grading and site disturbance. The burden is on the 
applicant to demonstrate the suitability of the development site for the type, size, scale and scope of the 
development proposed, regardless of the use and maximum site coverage allowances provided in the 
underlying zoning district. Staff finding: Compliance 

 
(3) Steep slope protection standards and guidelines: 
a. Steep slope defined. A steep slope shall include any land area greater than two hundred fifty (250) 
square feet with an average slope greater than twenty-five percent (25%). (S) Staff finding: 
Compliance 

 
b. Identification of steep slopes required. Any application for development shall graphically identify all 
steep slopes on the property. (S) Staff finding: Compliance 

 
c. Steep slope mitigation and reduction of impact. Site design shall avoid the location of any 
development or improvement within an area of a steep slope. Where such location of development or 
improvement cannot otherwise be reasonably avoided, the following mitigation measures shall be 
required: (S) Staff finding: Compliance 

 
(4) Grading standards and guidelines: 
a. In developing sites, limit slopes to 3:1 or less. Slopes in excess of 3:1 may be allowed when 
engineering or site constraints dictate a steeper slope, provided that adequate vegetative cover 
is established to prevent erosion. (G) Staff finding: Compliance 

 
b. Avoid grade changes within the drip-line of existing trees that are to be maintained. (G) 

Staff finding: Compliance 
 

d. Protect existing site vegetation, to the extent possible, during grading and construction activities. (G) 
Staff finding: Compliance 

 
g. Limits on changing natural grade. The original, natural grade of a lot shall not be raised or lowered 

more than ten (10) feet at any point for construction of any structure or improvement (S), except for 
foundation walls incorporated into the principal structure to allow for walk-out basements; or the site's 
original grade may be raised or lowered a maximum of twelve (12) feet if a retaining wall or terracing 
is used to reduce the steepness of man-made slopes, provided that the retaining wall or terracing 
comply with the requirements set forth in this Section. Staff finding: Compliance 
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h. Limits on graded or filled man-made slopes. Except as provided below, graded or filled man-made 
slopes shall not exceed a slope of fifty percent (50%) (a 2:1 slope) unless a soils engineering or a 
geotechnical report is furnished stating that the site has been investigated and that, in the opinion of the 
qualified professional, a cut at a steeper slope will be stable and not create a hazard. (S) Staff finding: 
Compliance 

 
(f) Parking Location and Setbacks. Intent: Setbacks should provide a well-landscaped and pedestrian- 
friendly character along major streets which promotes a comfortable walkable environment. To attain this 
objective, all buildings and parking should be set back from perimeter and interior streets a sufficient 
distance to create a distinct landscape zone between buildings, parking, and adjacent roadways. Varying 
building setbacks to enhance visual interest along the streetscape is strongly encouraged. Staff finding: 
Compliance 

 

(d) Dimensional Standards. Dimensional standards in the C- District. Staff Finding: Compliance. 
 

Sec. 16-6-30.  Vehicular circulation, access and parking. 
Intent. The on-site vehicular circulation and parking system is a critical factor in the safety and success 
of a new development. The parking/access/circulation system should provide for the safe, efficient, 
convenient and functional movement of multiple modes of transportation both on and off the site. 
Pedestrian/bicycle/vehicle conflicts should be minimized. Alternate modes of transportation, including 
public transit, golf carts, bicycles and pedestrians, should be given priority in the site 
design. 

 
Standards and Guidelines: 
a. Enhance the intersections of entrance drives with arterial and collector streets by 
incorporating signs, accent paving, special landscaping and lighting. Materials used in entry 
features should be consistent with the materials used elsewhere in the development. (G) Staff comment: 
the sign and landscaping are consistent with the overall site character. 

 
b. The maximum width of any single point of two-way site access shall be limited to thirty- five 
(35) feet. Where access width is proposed to exceed twenty-eight (28) feet, the necessity of 
greater width must be demonstrated based on expected oversized vehicle turning requirements. The 
maximum width of any single point of one-way site access shall be limited to fourteen (14) feet. 
(S) Staff finding: Compliance 

 
c. Locate site access points as far as possible from street intersections to provide adequate 
vehicle stacking room. (G) Staff finding: Compliance 

 
d. More than one (1) access to a site may be permitted when it will not be hazardous to the safety 
and operation of the street or to pedestrians. (G) Staff finding: Compliance 

 
e. Maintain a minimum of fifty (50) feet of separation between adjacent curb cuts along private 
roadways. (S) Staff finding: Compliance 

 
f. Maintain a minimum of thirty (30) feet of separation between a public or private road 
intersection and a parcel curb cut. (S) Staff finding: Compliance 
i. Entrances should be free from backing movements that would interfere with site ingress. Staff finding: 
Compliance 

 

j. Entrances that lead directly into head-in parking are discouraged. (G) Staff finding: Compliance 
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l. Intersections of streets shall be made at approximately right angles unless topographical 
or physical features prevent such an alignment. (S) Staff finding: Compliance 

 

m. Not more than two (2) streets shall intersect at any one (1) point. (S) Staff finding: Compliance 
 

o. Streets and drives shall be leveled, whenever possible, to a grade of fthe percent (4%) or less 
for a distance of at least forty (40) feet for drives and seventy-five (75) feet for streets when 

 
 

p. Access to a state highway shall occur only at intersections approved by the Colorado 
Department of Transportation in consultation with the Town Engineer. (S) Staff finding: Compliance 

 
 
Standards and Guidelines: 

 
a. Link developments with surrounding areas and uses by extending streets, drives and sidewalks directly 
into and across the development and across property lines, thereby providing convenient, direct 
pedestrian, bicycle and vehicular access to adjoining development. (G) Staff Finding: Non-Compliance 

 
b. Provide separate vehicular and pedestrian circulation systems with a strong definition of pedestrian 
linkages between uses. (S) Staff Finding: Non-Compliance 

 
c. All streets, drives and alleys shall be constructed and paved in accordance with the applicable Manual 
of Design Criteria and Standard Specifications for the Construction of Public Improvements of the Town 
of Lyons (DCS) and other construction standards adopted for the Town. (S) 
Staff Finding: Non-Compliance 

 

d. All streets and associated curbs, gutters and sidewalks shall be designed and constructed to allow for 
the safe and convenient movement of handicapped individuals and shall meet all federal and state 
requirements and standards for accessibility. (S) Staff Finding: Non-Compliance 

 
j. One-way access ways require a minimum twelve-foot-wide driveway, a minimum fifteen-foot radius 
intersection. (S) Staff finding: Compliance 

 
 
 
 
 

Sec. 16-6-50. Architectural design. Staff Finding: Tiny Home RV’s are compliant, otherwise Not 
Applicable to the first phase.  Further review of future permanent buildings in future phases will entail a full 
review of the architectural design of those buildings. 

approaching intersections. (S) Staff comment: The existing entry is steeper than 4% but is serviceable 
given the use and the fact that this is a site is re-developing. 
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Sec. 16-6-60. Landscape design. Staff Finding: Compliance with intent as listed below, except for interior 
 

Parking Lot Landscaping. 

 
(a) Intent. Design new development to complement and enhance the natural beauty of the Town and to 
preserve its environmental quality. The site plan and landscape plan should be coordinated to achieve 
the following objectives: 

(1) Enhance the aesthetics of new developments; 

(2) Create a pedestrian-friendly environment; 

(3) Break up the mass of buildings; 

(4) Soften architectural materials; 

(5) Provide screening of service structures; 

(6) Provide tree-lined streets; 

(7) Define building and parking lot entrances; 

(8) Provide shade in parking lots; 

(9) Consider wildlife habitat; 

(10) Provide buffers between incompatible uses; 

(11) Reduce water use by using native plants and Xeriscape design techniques; 

(12) Maximize rainwater retention and infiltration; 

(13) Integrate natural features and significant existing trees and native vegetation into new 
development and maximize their interconnectivity within the site; and 

(14) Local food production and community gardens are allowed and count towards green space. 

(b) Perimeter Landscaping Adjacent to Public Streets. Intent: Landscape improvements in new 
development shall create an attractive streetscape with an appropriate mix of street trees, shrubs and 
hardy ground covers. Staff Finding: Compliance 

Existing Vegetation. Intent: Special attention should be paid to preserving, within each new 
development, those natural features and vegetation which are significant. To the maximum extent 
feasible, the landscape requirements set forth herein shall be met through the retention of existing 

 
 

(d) Parking Lot Landscaping. Intent: Parking lots are necessary features of building sites that can, if not 
designed properly, visually detract from the overall development character. Parking lots should be 
designed to blend with each building site's character, using landscape plantings and coordinated site 
design elements. Significant shade should be provided within and around the parking lot. 

healthy trees, shrubs and ground cover. Staff finding: compliance with the landscape standards are 
met entirely through retention of existing trees, shrubs, and vegetative ground cover. 
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(d) Parking Lot Landscaping. Intent: Parking lots are necessary features of building sites that can, if not 
designed properly, visually detract from the overall development character. Parking lots should be 
designed to blend with each building site's character, using landscape plantings and coordinated site 
design elements. Significant shade should be provided within and around the parking lot. 

 

 
Sec. 16-6-70.  Freestanding walls and fences. 

(a) Intent. Fences and walls should be decorative and contribute to the visual  quality of  the project and 
the overall development. Walls, fences and landscape materials shall be used to screen service areas, 
loading areas and outdoor storage or sales areas. When not required for security, screening or grade 
transitions, the size of walls and fences should be minimized. When required, however, fencing should 
be as inconspicuous as possible, and walls should be low. 

 
(b) Freestanding Walls and Fence Design and Materials. Intent: Fencing and walls shall be constructed 

of materials that are compatible with the adjacent building architecture and their appearance softened with 
plantings. 

 
Standards and Guidelines: 1

 

 
(1) Preferred fencing materials: 

 

Traditional fence designs using wood in its natural color and texture. Staff Finding: Compliant 
 

Sec. 16-6-80.  Exterior site lighting. 
(a) Intent. Exterior lighting should be used to provide illumination for the security and safety of entry drives, 

parking, service and loading areas, pathways, courtyards and plazas, without intruding on adjacent properties. 
Lighting that spills beyond the intended target of illumination, whether into the night sky or onto adjacent 
properties, is considered light pollution and is prohibited. Lighting used to accent architectural features, 
landscaping or art may be directed upward, provided that the fixture shall be located, aimed or shielded to 
minimize light spill into the night sky. The use of sensor technologies, timers or other means to activate 
lighting during times when it will be needed  is  encouraged to conserve energy, provide safety and promote 
compatibility between different land 
uses. Lower lighting levels after closing are encouraged. 

 
(2) The light source shall be concealed or otherwise shielded so that the light source is not visible from 

any street right-of-way or adjacent properties. In order to direct light downward and minimize the amount 
of light spill into the night sky and onto adjacent properties, all lighting fixtures shall be 

 
 

 
 

 

 

 

 

Staff Finding: West edge of parking is shaded, interior plantings exist but are not fully compliant. 

full cutoff fixtures. (S) Staff comment: If any existing fixtures do not comply they should be replaced, 
any new fixtures must be compliant. 
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IV. Staff Findings Regarding Comprehensive Plan Relationship: 
 

Economic Sustainability 
• Provide enough revenue for Town government to provide the quantity, type and quality of services 
desired by residents and businesses. 
• Promote a business-friendly environment that encourages commercial and job growth according to 
community members’ vision and desires. 
• Transition from a residential-development based economy to a commercial-based, localized economy. 
• Reduce retail leakage and attract Front Range day-trip tourists to support the local economy. 
Economic Development Objective 1.3: Promote business retention and the creation of new businesses in Lyons. 
Economic Development Strategy 1.3.1: Support efforts to encourage entrepreneurship and to nurture 
businesses throughout the Lyons Planning Area. 
Economic Development Objective 1.4: Enhance the community's appearance. 
ECONOMIC DEVELOPMENT GOAL 2: Leverage the Town’s history, natural setting, unique retailers and 
relationship with the music and arts community to attract tourists. 
Economic Development Objective 2.1: Increase Lyons’ brand awareness and recognition. 
Economic Development Objective 2.2: Make Lyons a retail and recreational destination for residents and visitors. 
Economic Development Strategy 2.2.1: Focus on encouraging the development of lodging facilities. 
Economic Development Strategy 2.2.4: Form a St. Vrain River Task Force to devise a master plan for the river 
corridor. The plan should balance how to: 
• Make the river more visible and connected to key local and regional destinations and leverage development 
opportunities along the river; 
• Improve recreational opportunities; 
• Maintain the health of the riparian corridor and enhance wildlife habitat; and 
• Achieve sustainability goals. 
ENVIRONMENT GOAL: Protect and promote Lyons’ unique natural environment and resources and 

lead the community towards environmental sustainability. 

 
 

Trails.  (see memo from Parks Director Dave Cosgrove attached in VII. Referral Documents) 
    

 
 
V.  SUMMARY AND BACKGROUND OF SUBJECT MATTER 

 
 
 
Background Information and PUD Intent: 
 
 
  
1. For over 30 years the 501 W. Main property has been identified as “River Bend Mobile Home Park” and 
provided housing for as many as 33 residents of mobile homes and manufactured housing. Lyons Properties 
LLC acquired “River Bend” in 2006 and managed the mobile home park until it was destroyed in the September 
2013 flooding of the North St. Vrain River. The original residential dwelling on 501 W. Main survived the flooding 
with no substantial damage. Other accessory structures and improvements (well house, pump house, etc.) 
remain useable following the post-flood cleanup of the property and partial restoration of the grounds. In 2014 
the Town of Lyons issued a temporary special use permit to allow for use of these properties as a venue for 

Staff Finding: the proposed development and use of River Bend will significantly advance the Economic 
Sustainability goals and objectives listed above. 
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hosted events including weddings, community gatherings, fund raising efforts, etc. This special use permit has 
been extended and currently expires in September of 2016.   
 
2. Effective January 12, 2016, The Town of Lyons and Lyons Properties LLC entered into a Memorandum of 
Agreement (MOA) which addresses: construction of municipal water and sanitary sewer service improvements 
through to and through the Subject Property including corresponding easements; construction of improvements 
in the North St. Vrain channel along including corresponding easements; coordination and correction of property 
boundaries shared by the Parties; and, clarification of Town of Lyons water and sewer taps related to properties owned by 
Lyons Properties LLC. 
 

 Proposed Use and Development 

1. Current and Near Term (0-5 years) 

Please refer to accompanying Drawing Sheet A02 – Site Plan for identification and location of existing and 

proposed new improvements on the subject property. 

(a) Event hosting on the Subject Property is supervised and produced by Lyons Farmette LLC, an 

experienced and active local business, which, along with their approved subcontractors, practice and 

promote “green” business operations for all hosted events. The existing and proposed onsite event 

hosting facilities are as follows: 

i. The seasonally erected Canopy Tent provides shelter from sun and rain for hosted event 

ceremonial seating and catered dining; 

ii. The Glamping Tent provides a private dressing and lounge area for bridal parties; 

iii. The Mobile Toilet Trailer currently provides sanitation facilities in support of all hosted events. 

iv. The Stone Patio provides a hard surfaced gathering area for entertainment and dancing associated 

with hosted events. 

v. The Fire Pit area is turf surfaced and available for casual recreation and gathering; 

vi. The proposed Pavilion is a covered and enclosed 4,000 sf structure for use in inclement weather 

and as an indoor venue for amplified music performance. The necessity of this facility will be 

determined during the 2016 and 2017 seasons based on success of booking weddings and other 

events subject to limitations on amplified outdoor music. The exact location and exterior character 

of the structure will be reviewed and approved by PCDC prior to building permit submittal. 

vii. The following list of hosted events is representative of recent activity in 2014 and 2015 and 

anticipated activity in 2016 and beyond: 

(1) Approximately 60 weddings with an average attendance of 150 guests and 80 vehicles are 

scheduled from mid May through mid October on Thursday (infrequently), Friday, Saturday 

and Sunday; 
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(2) Charitable fundraising events including: the Lyons Community Foundation Dinner and 

Fundraiser, Art Show benefiting the Lyons Arts and Humanities Commsission (LAHC) and the 

Boulder County Arts Alliance (BCAA), “CAN’ Aid” event sponsored by Oskar Blues; Colorado 

Haiti Project; and, Earthquake Recovery Benefit for Sengma, Nepal; 

(3) The Boulder Community Foundation “Founders” appreciation and cocktail party event; 

(4) “Luna Fest” women’s bike ride and dinner; and, 

(5) Several mid-week corporate retreats for local and regional businesses. 

(b) Wee Casa LLC is a Lyons based business which offers "Tiny Homes" available for short term lodging at 

River Bend. The Tiny Homes are registered with the State of Colorado as recreational vehicles (RVs) 

and arranged as a campground village. In 2015, Wee Casa put 11 Tiny Homes into service on the Site 

(10 as lodging units and 1 as an office unit). Wee Casa is currently working to extend the “Lyons Days” 

of wedding participants and attendees of other Lyons based events scheduled in 2016 with the addition 

of 10 lodging units. Wee Casa also plans to support local manufacture and sale of Tiny Homes and 

provide a showcase for Tiny House lifestyles, cutting edge building design and construction techniques. 

As an active participant in the Tiny Home Movement, Wee Casa will encourage and attract enthusiasts 

of Tiny Homes to experience all that the Lyons community has to offer. 

(c) During Rockygrass and Folks Festival the River Bend grounds are supervised and managed by Planet 

Bluegrass to provide tent camping (up to 700 people) and temporary car parking (up to 300 vehicles) as 

an adjunct to offsite camping and parking provided elsewhere in the Town. This was undertaken for the 

first time in 2014 and welcomed since with rave reviews from participants who appreciated the 

convenient proximity of River Bend to both the Planet Bluegrass festival grounds and Downtown Lyons. 

Patrons also appreciated the convenient (and safe) crossing of Highway 36 afforded by the existing 

supervised pedestrian walkway near the River Bend entrance. Additional temporary toilet facilities are 

provided by Planet Bluegrass at River Bend during the festivals. Shower facilities for River Bend 

campers remain available on the Planet Bluegrass festival grounds. 

(d) The existing Residence on 501 W. Main will remain in use as a single family residence. 

(e) The Utility Building houses the primary irrigation system pump and controls along with providing storage 

for facility maintenance tools and materials. 

2. Longer Term (5-15 years) 

The Applicant intends on developing a boutique hotel on the subject property which would include: 

approximately 50 guest lodging rooms, associated residential condominiums, membership based recreation 

and fitness facilities, restaurant, and ancillary guest convenience retail shopping. We’ve begun positive 
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discussion with consultants experienced in development and management of hospitality projects of this 

nature. The ultimate scope and timing of this development would be dependent on the success of our initial 

offering of Tiny Home lodging on the property and the future economic climate. Any development of this 

scale would occur in coordination and compliance with the community development process and standards 

of the Town of Lyons. 

 PROJECT PHASING 

Construction of Phase 1 of the Project will commence immediately upon approval of this PUD with Zoning 
Amendment. We anticipate completion of Phase 1 improvements by mid May 2016, however if the final 
approval of the PUD occurs after May 1, 2016, completion of  Phase 1 improvements may be delayed until  
November 30, 2016. We anticipate completion of Phase 2 improvements by mid May 2017, however, 
completion of this phase is subject to availability of  water and sewer service from the Town of Lyons (see 
UTILITIES below). Phase 3 (Pavilion or Restroom Structure) timing would be based on necessity but would 
occur no sooner than mid May 2018. Please refer to Sheet A02 of this submittal for an outline of proposed 
improvements by Phase. 

Staff note:  A similar land use proposal for Riverbend requesting a CEC-Commercial East Corridor zoning 
amendment was submitted for review in 2015.  That proposal was denied by the BOT with concerns 
expressed by the Trustees that the full range of uses available in the CEC district was potentially not 
compatible with the River Bend neighborhood setting.  This 2016 proposal involves fewer parcels and 
proposes a more limited range of potential future uses under the PUD process.  This 2016 proposal is not a 
continuation of the 2015 land use request.   This is a new review on a new land use request that will rest 
solely on a new record created in 2016.   
 
 
Existing Conditions: 

 

Existing Zoning: R2 
Existing Use: Wedding and Special events, campground, single family 

residential, (under temporary use approval). 
Total Land Area: 5.6 Acres (approx.) 
Total Parcels: One 

 
Adjacent Land-Use/Zoning: 
  

ZONING 
 
LAND USE 

 

NORTH C-Commercial  
Automotive / Commercial w/ accessory residential 

SOUTH POS-Parks/Open Space  
Public Park 

 
 
EAST 

CE Commercial 
Entertainment 

A-1 Agricultural 

 
Planet Blue Grass 

And Single Family Residential 

WEST A-1 Agricultural 
R-2 

 
R2 Residential and Large lot Single Family Residential 

 
 
 

Proposed Zoning: C – Commercial PUD 
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PROJECT STATISTICS 
Photo Status Proposed Use Flr Area Ftprint Ht Setback [1] BR D.U. Seats

501 West Main sf Req Std HC Van sf ft f t
Primary Dw elling A Existing Single Family Res 1,140 2 3 1,423 20 103 2 1
Pump House Existing Storage 10 0 10 5 49
Service Bldg B Existing Storage 562 0 562 9 46
Canopy Tent C Proposed Event Production 2,056 [4]  30 59 2 1 2,056 24 140 [3]  180
Glamping Tent D Proposed Event Production 160 0 160 12 180
Catering Tent E Proposed Event Production 320 [5]    5 8 320 18 5
Restroom Trailer F Proposed Event Production 167 0 167 10 25
Pavilion (Future) Proposed Event Production 4,000 [3] 4,000 32 60 [3]  
Tiny Homes (21) G/H Proposed Accomodations 4,200 21 20 1 2,400 13 25 21 21
Tiny Homes Office Proposed Office 200 1 1 200 13 15

Property TOTAL 12,815 59 90 3 1 11,298 23 22 180
Net developable land area per potential guest room: 245,926/23 = 10,694 sf

Note: [1] Setbacks are measured from point of structure nearest to an external property line.
[2] Ow ner requests allow ing residential use to continue in these structures until converted to lodging
[3] Canopy Tent and Pavilion w ould not be occupied simultaneously
[4] Required parking based on Institutional, Church, Club use: 1 space per 6 seats
[5] Required parking based on 1 space per staff member

Parking

 
 
SITE COVERAGE DATA 

 Footprint River Lot Subtotal
Impervious Permeable Turf Native

501 West Main 11,298 3,949 49,479 143,789 32,760 15,651 245,926

SUBTOTAL 11,298 3,949 49,479 143,789 32,760 15,651 245,926
Coverage Ratios 4.59% 1.61% 20.12% 58.47% 13.32% 6.36% 100.00%

SITE TOTAL 5.646 Ac

Paving Landscape

 
 

 Photo Status Proposed Use Flr Area Parking Ftprint Ht Setback [1] BR D.U. Seats 
501 West Main    sf Std HC sf ft ft    Primary Dwelling A Existing Acc Dwelling [2] 1,140 3  1,423 20 103 2 1  Pump House  Existing Storage 10   10 5 49    Service Bldg B Existing Storage 562   562 9 46    Pavilion Tent C Proposed Event Production 2,056 59 2 2,056 24 140   150 
Glamping Tent D Proposed Event Production 160   160 12 183    Catering Tent E Proposed Event Production 320 7  320 18 165    Restroom Trailer F Proposed Event Production 167   167 10 211    Tiny Homes (20) G/H Proposed Accomodations 4,000 19 1 2,400 13 25 20 20  Tiny Homes Office  Proposed Office 200   200 13 15    LOT SUBTOTAL    8,615 88 3 7,298   22 21 150 

  Net developable land area per potential guest room: 208,271/22 = 9,466 sf     
 

The proposed PUD-C district would incorporate the following dimensional standards: 
1. Minimum setbacks: 

a. Front yard - twenty-five (25) feet 
b. Side yard - ten (10) feet 
c. Rear yard – twenty-five (25) feet 
 
Note: The setbacks as noted above would govern over the standard provisions of the C-commercial district 
including 3 x building height against residential zones. 

 
 
 

PROJECT PHASING 
 

Construction of the Project will commence immediately upon approval of this Zoning Amendment and Special 
Use Review. The owners anticipate completion of Phase 1 improvements by the end of 2015. The owners 
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anticipate completion of Phase 2 improvements by mid-May of 2016, however, completion of this phase is 
subject to availability of new water and sewer service from the Town of Lyons. Please refer to Sheet A02 of 
this submittal for an outline of proposed improvements by Phase. 

 
 

UTILITIES 
 

501 W. Main is currently served by municipal sewer service with private lift stations that eject via 4” lines to 
the pressurized main running parallel to the west side of Highway 36. As part of the proposed improvements, 
and in cooperation with the Town’s redevelopment of Meadow Park, the owners plan to connect to a new 
gravity flow main extending through Meadow Park and crossing the North St. 
Vrain onto the property. In addition to allowing abandonment of the lift stations, further extension of this main 
could potentially serve neighboring properties that front Highway 36. The 2013 flood wiped out water 
infrastructure on the property and the owners currently rely on treated well water for irrigation and potable 
water. The owner’s recently supplemented these with a private “delivered” water system with onsite tanks and 
pressurization that’s adequate but not ideal. The applicants are aware and supportive of the Town’s interest in 
looping a new water main or transmission line through the property and, the owners will install a new tap for 
potable water service to the entire property. Irrigation will remain well fed. Natural gas currently serves the 
Property and no expansion is required. Onsite electrical service can adequately serve the Phase 1 addition of 
10 Tiny Homes. Phase 2 may require increasing the size of one of the existing adjacent transformers on the 
site. 

 
 
 

 
 

 
 
 
VI.  Summary of Requested Waivers under the PUD review 

 
1. Paving of internal vehicular drives and pedestrian walkways. The Applicant requests a waiver of the 

Town’s requirement for hard paving of roads and parking areas, subject to the Town Engineer’s review 
and approval of the specifications and engineering design for proposed drainage, water quality control 
and alternative surfacing on the Site.   

2. Parking lot pavement and interior landscaping. 

3. Provide Street frontage side walk. 

4. Defined separation of internal pedestrian and vehicular circulation. 

5. Downcast lighting. The applicant requests an exception for light bulb strings used for minimal 
decorative, safety and security lighting in event production and camping areas. 
 
 

        6.  4% slope approach on main entry road is required. (Existing approach to be retained is 7.7%) 
 

7.  When abutting any A, E, R-1, R-2, R-2A or R-3 District, the yard between the zone district boundary    
and any building shall not be less than three (3) times the height of the proposed building.  This standard is 
requested to be varied through the PUD process and replaced with a 10 ft. side yard. 
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VII. Referral Documents; see following attachments to this report: 
 
 

 
VIII. Neighbor Comments (see attached) 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
 

 



WRITTEN STATEMENT 
04/27/16 

River Bend PUD with Zoning Amendment  
501 W. Main, Lyons CO 

  
 
A. Background 
 

1. For over 30 years the 501 W. Main property has been identified as “River Bend Mobile Home Park” and 
provided housing for as many as 33 residents of mobile homes and manufactured housing. Lyons Properties 
LLC acquired “River Bend” in 2006 and managed the mobile home park until it was destroyed in the September 
2013 flooding of the North St. Vrain River. The original residential dwelling on 501 W. Main survived the flooding 
with no substantial damage. Other accessory structures and improvements (well house, pump house, etc.) 
remain useable following the post-flood cleanup of the property and partial restoration of the grounds. In 2014 
the Town of Lyons issued a temporary special use permit to allow for use of these properties as a venue for 
hosted events including weddings, community gatherings, fund raising efforts, etc. This special use permit has 
been extended and currently expires in September of 2016. The Town Administrator has committed to extending 
the current temporary use permit through 2017. 
 
2. Effective January 12, 2016, The Town of Lyons and Lyons Properties LLC entered into a Memorandum of 
Agreement (MOA) which addresses: construction of municipal water and sanitary sewer service improvements 
through to and through the Subject Property including corresponding easements; construction of improvements 
in the North St. Vrain channel along including corresponding easements; coordination and correction of property 
boundaries shared by the Parties; and, clarification of Town of Lyons water and sewer taps related to properties 
owned by Lyons Properties LLC.  
 

 
B. Proposed Use and Development 
 

1. Current and Near Term (0-5 years) 
 
Please refer to accompanying Drawing Sheet A02 – Site Plan for identification and location of existing and 
proposed new improvements on the subject property.  
 
(a) Event hosting on the Subject Property is supervised and produced by Lyons Farmette LLC, an 

experienced and active local business, which, along with their approved subcontractors, practice and 
promote “green” business operations for all hosted events.  The existing and proposed onsite event 
hosting facilities are as follows:  
 
i. The seasonally erected Canopy Tent provides shelter from sun and rain for hosted event 

ceremonial seating and catered dining; 
 

ii. The Glamping Tent provides a private dressing and lounge area for bridal parties;  
 

iii. The Mobile Toilet Trailer currently provides sanitation facilities in support of all hosted events.  
 

iv. The Stone Patio provides a hard surfaced gathering area for entertainment and dancing associated 
with hosted events.  

 
v. The Fire Pit area is turf surfaced and available for casual recreation and gathering;  
 
vi. The proposed Pavilion is a covered and enclosed 4,000 sf structure for use in inclement weather 

and as an indoor venue for amplified music performance. The necessity of this facility will be 
determined during the 2016 and 2017 seasons based on success of booking weddings and other 



events subject to limitations on amplified outdoor music. The exact location and exterior character 
of the structure  will be reviewed and approved by PCDC prior to building permit submittal.  

 
vii. The following list of hosted events is representative of recent activity in 2014 and 2015 and 

anticipated activity in 2016 and beyond: 
 

(1) Approximately 60 weddings with an average attendance of 150 guests and 80 vehicles are 
scheduled from mid May through mid October on Thursday (infrequently), Friday, Saturday 
and Sunday; 

 
(2) Charitable fundraising events including: the Lyons Community Foundation Dinner and 

Fundraiser, Art Show benefiting the Lyons Arts and Humanities Commsission (LAHC) and the 
Boulder County Arts Alliance (BCAA), “CAN’ Aid” event sponsored by Oskar Blues; Colorado 
Haiti Project; and, Earthquake Recovery Benefit for Sengma, Nepal; 

 
(3) The Boulder Community Foundation “Founders” appreciation and cocktail party event; 

 
(4) “Luna Fest” women’s bike ride and dinner; and, 

 
(5) Several mid-week corporate retreats for local and regional businesses. 
 

(b) Wee Casa LLC is a Lyons based business which offers "Tiny Homes" available for short term lodging at 
River Bend. The Tiny Homes are registered with the State of Colorado as recreational vehicles (RVs) 
and arranged as a campground village. In 2015, Wee Casa put 11 Tiny Homes into service on the Site 
(10 as lodging units and 1 as an office unit). Wee Casa is currently working to extend the “Lyons Days” 
of wedding participants and attendees of other Lyons based events scheduled in 2016 with the addition 
of 10 lodging units. Wee Casa also plans to support local manufacture and sale of Tiny Homes and 
provide a showcase for Tiny House lifestyles, cutting edge building design and construction techniques. 
As an active participant in the Tiny Home Movement, Wee Casa will encourage and attract enthusiasts 
of Tiny Homes to experience all that the Lyons community has to offer.   

 
(c) During Rockygrass and Folks Festival the River Bend grounds are supervised and managed by Planet 

Bluegrass to provide tent camping (up to 700 people) and temporary car parking (up to 300 vehicles) as 
an adjunct to offsite camping and parking provided elsewhere in the Town. This was undertaken for the 
first time in 2014 and welcomed since with rave reviews from participants who appreciated the 
convenient proximity of River Bend to both the Planet Bluegrass festival grounds and Downtown Lyons. 
Patrons also appreciated the convenient (and safe) crossing of Highway 36 afforded by the existing 
supervised pedestrian walkway near the River Bend entrance. Additional temporary toilet facilities are 
provided by Planet Bluegrass at River Bend during the festivals. Shower facilities for River Bend 
campers remain available on the Planet Bluegrass festival grounds. 

 
(d) The existing Residence on 501 W. Main will remain in use as a single family residence. 
 
(e) The Utility Building houses the primary irrigation system pump and controls along with providing storage 

for facility maintenance tools and materials. 
 

2.  Longer Term (5-15 years) 
 
The Applicant intends on developing a boutique hotel on the subject property which would include: 
approximately 50 guest lodging rooms, associated residential condominiums, membership based recreation 
and fitness facilities, restaurant, and ancillary guest convenience retail shopping.  We’ve begun positive 
discussion with consultants experienced in development and management of hospitality projects of this 
nature. The ultimate scope and timing of this development would be dependent on the success of our initial 
offering of Tiny Home lodging on the property and the future economic climate. Any development of this 



scale would occur in coordination and compliance with the community development process and standards 
of the Town of Lyons. 

 
C. Need for PUD with Zoning Amendment 
 

Both the close proximity of the subject property to Downtown and the commercial zoning of adjacent properties 
also fronting the Highway 36 corridor provide a unique opportunity for additional commercial redevelopment 
within walking distance of Downtown Lyons. In 2015 the Lyons Board of Trustees supported the concept of this 
development and recommended that the Project be presented for their consideration and approval as a Planned 
Unit Development (PUD) with Zoning Amendment. The requested PUD-C zone designation and associated uses 
would provide the diversity and flexibility necessary to meet the Town’s goals of expanding a commercial based 
economy and providing much needed lodging.     
 

D. Impact on Neighboring Properties 
 

1. Adjacent commercial zoned neighbors (505 W. Main, 507 W. Main, 513 W. Main): 
 

The primary impact of approval of the proposed PUD with Zoning Amendment on these adjacent C zoned 
properties would be positive, i.e. access to Town of Lyons municipal water and sewer services.  
 

2. Adjacent R-2 zoned neighbors (503 and 517 W. Main) 
 
These properties are owned by Lyons Properties LLC. The primary impact of approval of the proposed PUD 
with Zoning Amendment on these properties would be positive, i.e. access to Town of Lyons municipal 
water and sewer services.  

 
3. Adjacent A-1 zoned neighbors and other residential zoned neighbors-at-large: 

 
As a result of the 2014 and 2015 event hosting operations at River Bend, the primary concern expressed by 
these neighbors involved timing and impact of sound (both recorded and live music) associated with these 
events, especially weddings. Lyons Properties LLC (and our tenant businesses operating on the property) 
appreciate the support of the Lyons community and are fully committed to being good neighbors. The 
Applicant has worked diligently with neighboring property owners in an attempt to control sound associated 
with event production on the Site. Based on the recommendation of a majority of these neighbors (and 
effective 11/01/2015) the Applicant has committed to the following : 
 
(a) Outdoor live entertainment is limited to non-amplified instruments; 
(b) Outdoor amplified background music, vocals and public address system announcements are carefully 

limited to the minimum functional sound level. The Applicant agrees to immediately reduce or eliminate 
any amplified sounds subsequently found to be objectionable by the Town Administrator or designee. 
 

4. Adjacent POS zoned neighbor (Town of Lyons Meadow Park) 
 
The mixture of traditional uses at Meadow Park and those proposed at River Bend are similar and 
supportive of one another: recreation, event hosting, camping and lodging. The redevelopment of River 
Bend will positively impact the experience of Meadow Park patrons by expanding and preserving the visual 
and riparian nature of the opposite bank of the North St. Vrain River.  
 

E. Site Access and Traffic Impacts 
 

1. Vehicular and Emergency Access: 
 

As indicated on the Site Plan (Drawing Sheet A02), the Property enjoys the benefit of an existing access 
point onto Highway 36.  A looped driveway extends through the Property to for access to the Tiny Home 



Village and additionally provides a turnaround for emergency vehicles. Unlike previous events in 2014 and 
2015, during the last Festival event of 2015 there was a temporary backup in the westbound lane on 
Highway 36 resulting from auto traffic yielding to continuous and uncontrolled pedestrians in the crosswalk 
near the Subject Property’s access point onto Highway 36. Once proper control of the pedestrian crossing 
was re-established, the traffic backup was resolved.  

 
2. Pedestrian: 

 
No negative pedestrian impacts have been reported during the course of 2014 and 2015 event hosting and 
festival camping operations at River Bend. 

 
F. Availability of Utilities  
 

1. Potable Water Service 
 
a. The Subject Property is currently served by a domestic water well which provides water service to the 

existing residence and the mobile restroom facility. Under the MOA, the Town has committed to 
construction of a 12” water transmission line and an associated short section of 8” main which cross the 
southeastern limb of the subject property in a public utility easement near the N. St. Vrain River. The 8” 
main will include a new 1” water service to 501 W. Main.  A new fire hydrant will also be installed on the 
subject property in the vicinity of the 8” water main. This main will also include new ¾” water taps 
serving 503 and 517 W. Main properties adjacent to the subject property. It is the intent of the Applicant 
to modify the existing private water service piping infrastructure to connect the Subject Property as well 
as 503 and 517 W. Main to the Town of Lyons water system as soon as these connections become 
available. The Applicant is prepared to work diligently with the Town in order to complete the work as 
soon as reasonably possible. 

 
b. The routing of the 12” transmission line also allows for the potential for extension of a water service to 

the existing C zoned properties which front on Hwy 36, if needed. The Applicant is prepared to work 
diligently with the Town in order to complete the work as soon as reasonably possible. 

  
2. Sanitary Sewer Service 

   
a. The Subject Property and 503 W. Main currently share a private sewage lift station that transmits 

effluent to the Town’s pressurized sewer main running on the west side of Hwy 36. In agreement with 
the Town Engineer, it is the preference and intent of the Applicant to abandon this lift station and 
pressurized feed in favor of connection to a proposed gravity flow sewer main extending from Meadow 
Park to cross the North St. Vrain and terminate in the utility easement near the southernmost corner of 
501 W. Main noted above. A similar situation with a separate private lift station and pressurized feed 
also exists on 517 W. Main. Under the MOA, the Applicant is responsible for payment for this sewer 
main extension. It is the intent of the Applicant to modify the existing private sewer service piping 
infrastructure to connect the Subject Property as well as 503 and 517 W. Main to the Town of Lyons 
sanitary sewer system as soon as these connections become available. The Applicant is prepared to 
work diligently with the Town in order to complete the work as soon as reasonably possible. 

 
b. Five (5) separate new sanitary service connections are proposed to the new municipal sanitary service 

main: 
i. 4” service to 517 W. Main residence(s) 
ii. 4” service to 503 W. Main structure 
iii. 4” service to 501 W. Main residence 
iv. 4” service to 501 W. Main Mobile Restroom Trailer (also serving future Pavilion structure 

toilet facilities or replacement Restroom structure) 
v. 6” service to 501 W. Main Tiny Home  

 



3. Irrigation Water 
 

The Applicant currently leases water from the North St. Vrain and Lefthand Water Conservancy District for 
use in irrigating the grounds at 501 W. Main. This arrangement will continue for the foreseeable future.  

 
4. Other Utilities 
 

501 W. Main is currently served by natural gas, electric power and communications (cable) utilities. The 
existing services for 501 W. Main are adequate for the uses proposed on this Site. The existing accessory 
residence requires no expansion of services. The previous mobile home park included 33 gas/electric 
services. The proposed Tiny Home lodging village will require only (22) electric services (110V, 30A) and no 
gas services.  Future requirements of the Pavilion will be determined at the time of development of this 
structure. 
 

G. Impact on Public Facilities and Services 
 

No negative impacts on public facilities or services have been apparent during the course of 2014 and 2015 
event hosting and festival camping operations at River Bend. Availability of Town water, installation of a new 
on-site fire hydrant, and improved accessibility of emergency vehicles will both have a positive impact on 
public services.  

 
H. Fiscal Impact Analysis 
 

1. Lyons Farmette LLC employs 8 local people (full and part time) and 2 interns every season. Weddings bring 
business to town in various ways: even in the absence of lodging, wedding parties and  staff  typically enjoy 
coffee, lunch or dinner somewhere in Lyons;  this is true of wedding guests too; and, thousands of visitors 
drawn to Lyons for (usually) happy events is valuable marketing.   
 

2. Wee Casa LLC currently employs 2 local people and will employ additional local support staff for 
management and maintenance of the lodging units. Providing Lyons visitor’s the opportunity to stay 
overnight expands the fiscal impact available to the Town in obvious ways. Locating lodging near the 
downtown merchandising center is additionally beneficial. As the number of in-town lodging units grows, the 
Town has the opportunity of generating additional revenue through a “bed” tax. 

 
3. Planet Bluegrass is already a large asset and revenue base for the Town of Lyons. Providing additional 

facilities for festivarians to conveniently camp and park close to Downtown shopping and dining 
opportunities further leverages this asset.  

 
I. Environmental Impact Analysis 
 

The proposed improvements associated with approval of the PUD with Zoning Amendment would have the 
following impacts: 
 
1. Removal of existing screen fencing on the common property line between 501 W. Main and 517 W. Main 

which would reduce existing obstruction in the North St. Vrain River floodway (see Drawing Sheet A02 - 
Demolition Note D01). 

 
2. Removal of up to (7) existing trees ( see Drawing Sheet A02). 

 
3. Disturbance of the North St. Vrain River bed and banks in the vicinity of the proposed new sanitary sewer 

and water mains serving the Site and disturbance of the existing landscaping for installation of new sanitary 
sewer and water service lines (see Drawing Sheet A02). This disturbance of the existing riparian area will be 
offset by proposed restoration of impacted banks by the Town of Lyons as part of the Meadow Park 
Renovation Project. 



 
4. Conversion of approximately 24,000 square feet of existing grass and ground cover to new gravel roadway 

and parking (see Drawing Sheet A02). 
  

5. Disturbance of the existing turf landscaping in the area of the Proposed Tiny Home Village for new utility 
infrastructure and, similarly, the disturbance to turf landscaping associated with connection of existing sewer 
and water service piping to municipal water and sewer mains.  

 
J. The intent of the proposed PUD with Zoning Amendment is in alignment with the following elements of the most recently 

updated Town of Lyons Comprehensive Plan: 
 

1. Guiding Principles 
 
a.  Economic Sustainability: 

 
i. Promote a business-friendly environment that encourages commercial and job growth according to 

community members’ vision and desires. 
 

ii. Transition from a residential-development based economy to a commercial-based, localized 
economy. 

 
iii. Reduce retail leakage and attract Front Range day-trip tourists to support the local economy. 

 
b. Quality of Life, Social Well-Being, Sustainability: 

 
i. Support the public and private provision of cultural, educational, social and healthcare services. 

 
ii. Sustain Lyons’ key characteristics, as defined by residents’ vision and desires: 

 
(1) Small-town atmosphere 

 
(2) Parks, trails and recreational opportunities 

 
2. Land Use and Growth Goals, Objectives and Strategies: 

 
a. Land Use and Growth Strategy 1.1.3: Ensure that new development is compatible with the 

neighborhood in which it is located by evaluating projects with respect to magnitude, scale and diversity 
of product type so that no single project or combination of projects overtakes the character of the 
community. Also consider buffers and transitions between land uses; street and trail connections and 
building height, location and appearance. 

 
3. Economic Development Goal, Objectives and Strategies: 

 
a. Economic Development Strategy 1.3.1: Support efforts to encourage entrepreneurship and to nurture 

businesses throughout the Lyons Planning Area. 
 

b. Economic Development Strategy 2.2.1: Focus on encouraging the development of lodging facilities. 
 

4. Lyons Comprehensive Plan Update Survey results: 
 
a. Question 14: Which two changes to Lyons would you most like to see? 

 
Hotel:     38.1% - 1st choice; 61.9% - 2nd choice 

 
More tourist destinations:  25.8% - 1st choice; 74.2% - 2nd choice 



 
b. Question 25: Town’s response to revenue shortfall should be? 

 
Promote commercial development:   69.8% - 1st choice (favored result) 

 
Annex additional commercial properties: 53.5% - 2nd choice (favored result) 

 
c. Question 26: To which of the following should the Town give priority?  

 
Attract new commercial businesses:   52.4% - 1st choice (favored result). 

 
Expand existing business : 30.7% - 2nd choice (favored result) 

 
d. Question 28: Rate the following areas of transportation in Lyons:  

 
Lyons as a walkable community:   38.0% - Very good (favored result) 

 
Ease of driving in Lyons : 41.2% - Good (favored result) 

 
e. Question 30: It is important to allocate the Town’s limited transportation funds to: 

 
Improve Lyon’s walkability :   42.3% - Strongly  agree(favored result) 

 
K. Approval of the proposed PUD with Zoning Amendment would produce the following public benefits: 
 

1. Immediate increase in guest lodging facilities within Lyons with the prospect of greater expansion in the 
future. 
 

2. Expansion of the Town’s water and sewer services and associated revenues.  
 

3. Improvement of the reliability of the Town’s water service system via potential future looped water 
transmission line.  
 

4. Elimination of potentially difficult and expensive maintenance of the small sewer lift station which currently 
serves the subject property. 
 

5. Increased exposure of thousands of River Bend patrons to the unique charm and attractiveness of Lyons to 
visitors with walking distance of downtown businesses  

 
6. Development of private facilities that would support and supplement the town’s investment in redeveloping 

Meadow Park as a year round destination. 
 

7. Increased support for local businesses and charitable organizations by providing an attractive venue for 
both fun and fund – raising.  

 
8. Long term investment in a neighborly extension of the natural backdrop of newly redeveloped Meadow Park 

on the private side of the North St. Vrain. 
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REQUEST & RATIONALE 
04/27/16 

 
River Bend PUD with Zoning Amendment  

501 W. Main, Lyons CO 
 
  

Lyons Properties LLC, Applicant, owns the Subject Property which consists of 501 W. Main (245,927 SF / approx 5.646 net 
Acres), currently zoned R-2. 
 
REQUEST 
 
The Applicant requests that, related to the Subject Property, the Town of Lyons Planning and Community Development 
Commission and Board of Trustees accept this Application for PUD with Zoning Amendment for review and approval of the 
following: 
 
A. Amendment of the existing R-2 zoning on the Subject Property to PUD-C.  
 
B. The PUD-C zone district would include the following permitted principal and accessory uses: 

1. Accessory building or use. 
2. Single family residence in existing residential structure on the Property. 
3. Automobile sales use, subject to the following conditions: 

a. Sales shall be strictly limited to the twenty two (22) proposed RV’s located on the Site  
b. Sales shall be incidental and accessory to the other principal uses approved herewith. 

4. Bed and breakfast. 
5. Campground use, subject to the following conditions: 

a. Any recreational vehicle used for short term lodging or office use on the Site shall: 
i. Be fully licensed and ready for highway use. “Ready for highway use” means that it is on its wheels or 

jacking system, is attached to the site only by quick disconnect type utilities and has no permanently 
attached additions. 

ii. Occupancy for any individual term of lodging shall not exceed thirty (30) days. 
b. Tent camping use shall be restricted to Special Events for a total of three (3) weekend tent camping events per 

year, each operating on the following schedule: Thu – camper arrival and setup; Fri through Sun – festivating; 
and, Mon – breakdown, cleanup and camper departure.  

6. Event center, small use, subject to the following conditions: 
a. Outdoor music performed by live entertainment at events shall not include amplified instruments. Horns or 

percussion are not allowed. Woodwinds (e.g clarinets, flutes, etc. are allowed. One vocalist may use a 
microphone with amplification. 

b. Outdoor Disc Jockey (DJ) style performance of amplified recorded music is not allowed. 
c. Outdoor weddings: 

i. During wedding ceremonies: the officiant and other members of wedding parties may use a microphone 
with amplification for readings, vows. Low level amplified recorded music or unamplified acoustic 
instruments only are allowed during the ceremony with one vocalist using a microphone with amplification. 
Wedding ceremonies are to be concluded no later than 5:30 pm. 

ii. During cocktail hour and dinner: unamplified acoustic only instrumental music is allowed. The officiant and 
other members of wedding parties may use a microphone with amplification for toasts and 
announcements. 

iii. After dinner music: unamplified acoustic only instruments are allowed with one vocalist using a microphone 
with amplification.  
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d. All music shall end by 10:00 pm. 
e. Outdoor low level amplified recorded music, vocals, and public address system announcements, or any other 

noise generated at any wedding or other special event conducted on the property shall be carefully limited to the 
minimum functional sound level. All uses conducted at River Bend shall also comply with the noise restrictions 
set forth in Sec. 10-11-10 Unreasonable Noise of the Lyons Municipal Code as it may be amended from time to 
time. The Applicant or any person or entity holding a function on the subject property shall immediately reduce 
or eliminate any amplified or other sounds when instructed to do so by a member of the Boulder County 
Sheriff’s Office, other law enforcement or emergency services personnel or member of Town Staff. 

7. Gallery. 
8. Hotel or motel. 
9. Parking garage or lot. 
10. Personal and business service shop. 
11. Professional office. 
12. Recreational facility. 
13. Restaurant, bar or other eating and drinking place. 
14. Retail establishment.  

 
C. The proposed PUD-C district would incorporate the following dimensional standards: 

1. Minimum setbacks: 
a. Front yard - twenty-five (25) feet 
b. Side yard - ten (10) feet 
c. Rear yard – twenty-five (25) feet 

2. Maximum building height: forty (40) feet 
 
D. The PUD-C zone district would include waivers from Town of Lyons development standards as follows: 

 
1. Access roads must be designed and installed to support traffic loads and the fire protection apparatus 

equipment requirements of the International Fire Code and the Lyons Fire Protection District. A study 
prepared by a licensed Geotechnical Engineer must be submitted presenting the required preparation of 
sub-grades, pavement type and pavement thickness for any fire department and town access road. All 
roads must have an all weather surface and avoid excessive from gravel roads.  Water quality runoff from 
roadways shall be accomplished with standard methods and techniques that can be implemented into the 
Site design. The Applicant intends to maintain the historic rural park-like character of the Site and requests a 
waiver of the Town’s requirement for hard paving of roads and parking areas, In support of this request the 
Applicant offers the following rationale for paving on the Site: 
a. Currently a 20 foot wide paved drive extends from the entrance down into the property approximately 

170 feet. The development plan proposes to pave approximately  32 feet additional of the drive to 
extend past the entrance to the primary parking area.  The proposed asphalt paved section 
recommended in this area is 3” of asphalt over 6” of class 6 aggregate base course. 

b. Soft surface/ gravel is proposed for the remainder of the roads and parking areas. Proposed dust 
control for the roads and parking area include: 
i. Gravel paving - The roads are to be surfaced with 4” class 6 aggregate base course.  
ii. Reduced speed – Traffic movement within the site is typically 15 mph or less. The low speed 

significantly reduces the emission of dust.  
iii. Grading – Below the asphalt paved section of road the typical property slope is only 1%-2%. Due 

to the minimal site grade the road surface should be mounded to shed surface water to the sides of 
the road to prevent ponding and deterioration of the road. 

iv. Low traffic volume – The maximum daily traffic during the wedding season is 75 vehicles 
v. Dust Palliative – Should dust emission become an issue, a Calcium Chloride dust palliative will be 

used to stabilize the surface. 
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c. The use of a gravel drive allows for the infiltration of storm water reducing runoff. Even though a 
compacted gravel would be less pervious that than the adjoining lawn area it still offers more absorption 
than asphalt.  In addition, asphalt pavement surfaces contribute significantly to the urban heat island 
effect. Their relatively high temperature, caused by absorption of solar energy, results in emission of 
heat to the surrounding air, leading to a rise in its temperature, deterioration of its quality. 

2. Parking lot pavement and interior landscaping (See also Waiver Item 1 above). 
3. Provide street frontage side walk. 
4. Defined separation of internal pedestrian and vehicular circulation. 
5. All existing outdoor lighting fixtures that are not cut-off / downcast shielded luminaires shall be immediately 

replaced with code compliant shielded fixtures, excepting light bulb strings used for minimal decorative, safety  
and security lighting in event production and camping areas. All of new outdoor lighting fixtures shall be cut-
off / downcast shielded luminaires and shall require submission and approval of a photometric lighting plan 
that depicts the distribution of lighting and fixture types and locations and show any impacts on adjacent 
properties. 

6. 4% slope approach on main entry road is required (Existing approach to be retained is 7.7%). 
7. When abutting any A, E, R-1, R-2, R-2A or R-3 District, the yard between the zone district boundary and any 

building shall not be less than three (3) times the height of the proposed building.  This standard is requested 
to be varied through the PUD process and replaced with a 10 ft. side yard.  

 
RATIONALE 
 
The subject property, improvements and existing use were substantially impacted by the September 2013 flood 
event. The demonstrated actual event, coupled with the likelihood of future changes in flood plain extent, make the 
existing medium density residential (R2) zoning unsuitable. A change to a more diversified and flexible zone district 
designation is both warranted and timely in order to meet the Town’s long term public safety and economic 
development goals. We believe these conditions comply with the intent of the following paragraphs of the Official 
Zoning Map amendment approval criteria (Sec 16-15-40): 
 

(2) To rezone an area or extend the boundary of an existing district because of changed or changing 
conditions in a particular area or in the Town generally. 

 
(3) The area requested for rezoning has changed or is changing to such a degree that it is in the public 

interest to encourage  development or redevelopment of the area, and the rezoning will be consistent 
with the goals and policies of the Comprehensive Plan. 
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	TOWN OF LYONS
	Board of Trustees Meeting
	I. Staff and PCDC Recommended Action on the Final PUD and zoning amendment.
	II. Staff and PCDC recommended conditions of approval for Final PUD.
	All conditions proposed and presented by the Applicants with this land use request as submitted, both written and graphic, are hereby incorporated into this list of conditions by reference.  Some of these conditions are repeated below for emphasis and...
	2. Limitations on Use.  As noted on Sheet A00, the Applicants have proposed and the PCDC has accepted the limitations on use as set forth on Sheet A00. This PUD approval is restricted to the specific uses proposed as set forth on Sheet A00 in items 1 ...
	6. All public improvements and site design including road surfacing, utilities and drainage shall be subject to a separate plan review including review of the final layout and construction details by the Town Engineer, prior to issuance of a construct...
	(1) To correct a manifest error in an ordinance establishing the zoning for a specific property.
	(2) To rezone an area or extend the boundary of an existing district because of changed or changing conditions in a particular area or in the Town generally.
	(4) The proposed rezoning is necessary to provide land for a municipal-related use that was not anticipated at the time of the adoption of the Comprehensive Plan, and the rezoning will be consistent with the goals and policies of the Comprehensive Plan.
	(5) The area requested for rezoning has changed or is changing to such a degree that it is in the public interest to encourage development or redevelopment of the area, and the rezoning will be consistent with the goals and policies of the Comprehensi...

	Staff Findings Regarding Conformance with PUD review standards.
	(c) Density. For PUD-C Districts established through initial zoning or rezoning, density shall be established by the allowed density in the C District (please refer to Section 16-3-200 above) unless varied through the PUD review process. The decision-...
	This PUD-C zone district review includes waivers from the Town of Lyons development standards as follows:
	Staff Findings: See Compliance with C-Commercial, Commercial and Mixed Use Standards and Guidelines. Development Plan Review (below)
	Compliance with C-Commercial, Commercial and Mixed Use Standards and Guidlelines. Development Plan Review:
	Sec. 16-6-20. Site planning and design.
	Sec. 16-6-30.  Vehicular circulation, access and parking.
	Sec. 16-6-70.  Freestanding walls and fences.
	Sec. 16-6-80.  Exterior site lighting.
	IV. Staff Findings Regarding Comprehensive Plan Relationship:
	ECONOMIC DEVELOPMENT GOAL 2: Leverage the Town�s history, natural setting, unique retailers and relationship with the music and arts community to attract tourists.
	Economic Development Objective 2.2: Make Lyons a retail and recreational destination for residents and visitors. Economic Development Strategy 2.2.1: Focus on encouraging the development of lodging facilities.
	V.  SUMMARY AND BACKGROUND OF SUBJECT MATTER
	Proposed Use and Development
	1. Current and Near Term (0-5 years)
	Please refer to accompanying Drawing Sheet A02 � Site Plan for identification and location of existing and
	proposed new improvements on the subject property.
	(a) Event hosting on the Subject Property is supervised and produced by Lyons Farmette LLC, an
	experienced and active local business, which, along with their approved subcontractors, practice and
	promote �green� business operations for all hosted events. The existing and proposed onsite event
	hosting facilities are as follows:
	i. The seasonally erected Canopy Tent provides shelter from sun and rain for hosted event
	ceremonial seating and catered dining;
	ii. The Glamping Tent provides a private dressing and lounge area for bridal parties;
	iii. The Mobile Toilet Trailer currently provides sanitation facilities in support of all hosted events.
	iv. The Stone Patio provides a hard surfaced gathering area for entertainment and dancing associated
	with hosted events.
	v. The Fire Pit area is turf surfaced and available for casual recreation and gathering;
	vi. The proposed Pavilion is a covered and enclosed 4,000 sf structure for use in inclement weather
	and as an indoor venue for amplified music performance. The necessity of this facility will be
	determined during the 2016 and 2017 seasons based on success of booking weddings and other
	events subject to limitations on amplified outdoor music. The exact location and exterior character
	of the structure will be reviewed and approved by PCDC prior to building permit submittal.
	vii. The following list of hosted events is representative of recent activity in 2014 and 2015 and
	anticipated activity in 2016 and beyond:
	(1) Approximately 60 weddings with an average attendance of 150 guests and 80 vehicles are
	scheduled from mid May through mid October on Thursday (infrequently), Friday, Saturday
	and Sunday;
	(2) Charitable fundraising events including: the Lyons Community Foundation Dinner and
	Fundraiser, Art Show benefiting the Lyons Arts and Humanities Commsission (LAHC) and the
	Boulder County Arts Alliance (BCAA), �CAN� Aid� event sponsored by Oskar Blues; Colorado
	Haiti Project; and, Earthquake Recovery Benefit for Sengma, Nepal;
	(3) The Boulder Community Foundation �Founders� appreciation and cocktail party event;
	(4) �Luna Fest� women�s bike ride and dinner; and,
	(5) Several mid-week corporate retreats for local and regional businesses.
	(b) Wee Casa LLC is a Lyons based business which offers "Tiny Homes" available for short term lodging at
	River Bend. The Tiny Homes are registered with the State of Colorado as recreational vehicles (RVs)
	and arranged as a campground village. In 2015, Wee Casa put 11 Tiny Homes into service on the Site
	(10 as lodging units and 1 as an office unit). Wee Casa is currently working to extend the �Lyons Days�
	of wedding participants and attendees of other Lyons based events scheduled in 2016 with the addition
	of 10 lodging units. Wee Casa also plans to support local manufacture and sale of Tiny Homes and
	provide a showcase for Tiny House lifestyles, cutting edge building design and construction techniques.
	As an active participant in the Tiny Home Movement, Wee Casa will encourage and attract enthusiasts
	of Tiny Homes to experience all that the Lyons community has to offer.
	(c) During Rockygrass and Folks Festival the River Bend grounds are supervised and managed by Planet
	Bluegrass to provide tent camping (up to 700 people) and temporary car parking (up to 300 vehicles) as
	an adjunct to offsite camping and parking provided elsewhere in the Town. This was undertaken for the
	first time in 2014 and welcomed since with rave reviews from participants who appreciated the
	convenient proximity of River Bend to both the Planet Bluegrass festival grounds and Downtown Lyons.
	Patrons also appreciated the convenient (and safe) crossing of Highway 36 afforded by the existing
	supervised pedestrian walkway near the River Bend entrance. Additional temporary toilet facilities are
	provided by Planet Bluegrass at River Bend during the festivals. Shower facilities for River Bend
	campers remain available on the Planet Bluegrass festival grounds.
	(d) The existing Residence on 501 W. Main will remain in use as a single family residence.
	(e) The Utility Building houses the primary irrigation system pump and controls along with providing storage
	for facility maintenance tools and materials.
	2. Longer Term (5-15 years)
	The Applicant intends on developing a boutique hotel on the subject property which would include:
	approximately 50 guest lodging rooms, associated residential condominiums, membership based recreation
	and fitness facilities, restaurant, and ancillary guest convenience retail shopping. We�ve begun positive
	discussion with consultants experienced in development and management of hospitality projects of this
	nature. The ultimate scope and timing of this development would be dependent on the success of our initial
	offering of Tiny Home lodging on the property and the future economic climate. Any development of this
	scale would occur in coordination and compliance with the community development process and standards
	of the Town of Lyons.
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