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Cliff Grassmick / Staff Photographer
Lilit Alikhanyan, left, and Claire Kerns-McCoy, with dog, Banner, shop and stroll along
Second Avenue in Niwot on Sept. 20. County commissioners on Tuesday voted to end
the moratorium on development in the Niwot Rural Community District.
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After a three-hour meeting in which the Boulder County Commission essentially
went through a line-by-line edit of proposed changes to the Niwot Rural
Community District’s land use code, the three commissioners unanimously
reached an agreement that brought an end to the seven-month development
moratorium in Niwot.

“I know this was a lot of work and nobody is coming out with everything they
want,” Commissioner Matt Jones said. “But I appreciate everyone coming out and
working together in the spirit of compromise.”

Ultimately, commissioners came down right in the middle.

While businesses will not get the amount of square footage they initially
requested, the new code will nearly double the square footage allowed along the
two-block commercial zone. Businesses also will be allowed access to the alley
between Second and Third avenues and be able to update it without a traffic
study.

In exchange, any new two-story building along Second Avenue will be required to
incorporate larger setbacks and stricter design guidelines on the second story to
mitigate any nuisances to residential neighbors.

For the purpose of visual context, Dale Case, director of Boulder County’s Land
Use Department, used the Niwot Inn as an example. With a .58 floor area ratio,
meaning the building takes up 58% of the lot’s total square footage, the Inn is just
slightly smaller than the .6 floor area ratio the new code allows.

However, commissioners agreed that developers could increase their floor area
ratio to .7 if they transfer an equal amount of square footage from another parcel
in the same block or locate all of a building’s residential space above first-floor,
non-residential space.

“This allows Niwot to grow a reasonable amount but still retain the character of the
district,” Case said.

Should every building along the two-block historical district max out its density, it
would add 73,589 square feet to the downtown area that currently houses 75,573
square feet.

While Commissioner Matt Jones raised concerns about adding so much potential
square footage, Commissioners Elise Jones and Deb Gardner said it is unlikely
that every property would be able to take advantage of the floor area ratio
bonuses.

With .6 floor area ratio, the historical district still has the potential to add 51,995
square feet of new development.
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While residents of Third Avenue seemed OK with the compromises, many in the
business community, including Anne Postle, owner of Osmosis Art and
Architecture, continued to push commissioners for more square footage and
additional incentives to help lure back developers and business owners who left
during the moratorium.

“Rather than allow the Niwot Rural Community District to provide the good
services and employment opportunities we need, the proposed rules will ensure a
drive to Boulder or Longmont will be regularly mandated,” she said. “When
directed to provide incentives to increase (floor area ratio) for projects that provide
community benefit, Land Use responded by killing Niwot’s gateway projects and
downzoning the remaining projects below financial responsibility.”
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