Attachment #1.
Pre-Annexation Agreement
Memorandum of Understanding
To:
City of Steamboat Springs Council and Staff
From: Brynn Grey Partners, Ltd.
Re:
West Steamboat Neighborhoods Desired Outcomes
Date: August 23, 2016

This Memorandum of Understanding ("MOU") sets forth the parties' intentions as to
the process and schedule for the negotiation of a Pre-Annexation Agreement
between the City of Steamboat Springs ("City") and Brynn Grey Partners, Ltd.
("Brynn Grey") with respect to the development of the West Steamboat
Neighborhoods ("West Steamboat"). The purpose of the Pre-Annexation Agreement
is to satisfy the requirements of Section 26-63(e) of the City of Steamboat Springs
Community Development Code ("CDC").

I. INTRODUCTORY MATTERS
•

The City Council of Steamboat Springs serves its citizens through the
development and implementation of plans and partnerships that provide
quality facilities, services, and programs for a diverse, vibrant, and healthy
community. – Council Mission Statement

•

City Council synthesizes the best of the past and the most sustainable of the
present to enhance Steamboat Springs' unique sense of place and its vibrant
and healthy community for the future. – Council Vision Statement

•

Define the City's role and develop viable options for facilitating diverse housing
opportunities. – Council Goal

II. TERMS
A. West Steamboat Neighborhoods 30-Year Vision On June 14th, 2016, the
Brynn Grey team presented the West Steamboat Neighborhoods 30-Year Vision to
Steamboat Springs City Council. The West Steamboat Neighborhoods Vision lays the
foundation for our process moving forward. While there may be refinements along
the way, the key elements – preserve community character (i.e. provide locals’
housing), stream of history (controlling growth within Steamboat City limits vs.
unmanaged sprawl in the County), and carpe diem (the time is unique for this
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opportunity) – resonate now and are enduring for the future. Many years from now,
this vision will clearly articulate the goals for the West Steamboat Neighborhoods
property for future Councils, community leaders, and residents.
The 30-Year Vision describes an ultimate buildout of this property over
approximately 500 acres of infill land – it is abutted on three sides by urban
development – including approximately 1,600 units across seven distinct
neighborhoods, a recreation complex and field house, extensive trails and paths, and
neighborhood-serving commercial space. While the Vision is grand, it is extremely
long-term. Understanding the overall buildout of a property of this size is necessary
to size infrastructure in order to build the very first house. No matter how slowly, or
how quickly, the market dictates the construction of homes (we would anticipate
from experience in other mountain towns an estimate of 25-40 homes per year), the
Vision provides one approach to establishing control over development on the
largest tract of land on the west side of Steamboat; making certain that any
development there will occur consistent with City Council’s vision and
policies, within the City, and in accordance with the City’s land use
regulations.
B. West of Steamboat Springs Area Plan A decade ago, one year before the
Great Recession halted development across our nation, the City of Steamboat
Springs and Routt County adopted the West of Steamboat Springs Area Plan
(WSSAP). The authors of that document aptly stated:
•

“[The WSSAP] focuses on the area north of the Yampa River from the existing
city limits to the west side of Steamboat II. This is the area designated in the
2004 Steamboat Springs Area Community Plan (SSACP) as the primary area
suitable for higher density residential growth in the Steamboat Springs
vicinity. If residential growth cannot occur within the Steamboat Springs
urban area, it will likely be forced to outlying areas such as Oak Creek,
Stagecoach, Hayden and Craig. This will result in increased commuting time,
road and infrastructure costs, traffic impacts, split family life and other social
costs, and higher costs of recruiting a work force for Steamboat Springs
businesses.”

Since that time, the development of housing opportunities for locals has remained
stagnant, resulting in an affordability crisis across the spectrum of professions in
Steamboat. The policy guidance provided in the WSSAP remains remarkably
relevant today:
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•

“An important goal of this plan, is to bring about affordable housing for the
working people of Steamboat Springs. This goal will be achieved through a
combination of regulation and incentives including but not limited to density,
which can be a significant means to lessen the cost of a home. Density
requires urban services. The City of Steamboat Springs is already set up to
provide urban services. Thus, annexation to the City will be required for
those areas that will be developed at urban densities.”

•

“The plan envisions between 1,100 and 2,600 dwelling units.”

•

“The goal of creating adequate affordable housing to address the
community’s needs will be met by public/private partnerships and through
annexation agreements and inclusionary zoning policies that require at least
20% of the dwelling units in the annexed area to meet long-term affordability
criteria and incentives offered to those developments that create a higher
percentage of affordable units.”

•

“With reliance on the private sector to meet affordable housing goals, it is
important that the overall development be successful – attractive, livable and
cost-effective. To this end, the plan contains Design Guidelines that address
key “community-building” considerations such as streets and alleys, open
space, the mixture of unit types, and building-to-building and building-tostreet relationships. These guidelines are patterned after traditional forms
that have worked successfully in Steamboat Springs.” (Note: Tom Lyon,
founder of Wolff-Lyon Architects and partner of Brynn Grey, was a lead
architect on these Design Guidelines and illustrated the WSSAP).

C. Previous Studies and Reports Brynn Grey is a Colorado-based company, who
has built hundreds of locals’ homes in mountain communities, and is committed to
the vision for West Steamboat Neighborhoods. While we have a unique identity and
approach, we recognize the immense amount of work that was completed for the
identical property (formerly known as “Steamboat 700”) during its annexation
process. Today, the vision has a new focus (traditional locals’ neighborhoods and
housing), but technical analysis is still sound. As part of the process that we outline
in this MOU, the previous studies and reports that will be vetted include:
•
•
•

Policy Analysis: WSSAP and Steamboat Springs Community Area Plan
Traffic Study
Floodplain Report
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Sustainability Master Plan
Metro District Description
Wetlands Report
Wildlife Report
Preliminary Subsoil/Geologic Hazard Evaluation
Conceptual Drainage Study
On-Street Parking/Snow Management Plan
Vicinity/Context Map
Existing Conditions Plan
Land Use Plan and Program
Walkability Plan/Transit & Park Accessibility
Slope Analysis
West Steamboat Area Road and Trail Network
Phasing Plan
Detailed Pod (Neighborhood) Examples
Primary Street Plan and Centerline Profiles

D. Annexation and Development Review Process
The outcome of the June 14th work session was cautious optimism from members of
the community and the Steamboat Pilot; as well as some solid direction from
Council to begin the application process. In the time since that work session, we
(staff and Brynn Grey) have met to understand the complexities of the Annexation
Application and Development Review process. Here we present a path forward for
the West Steamboat Neighborhoods development.
Based on our review of the City Development Code, there are two levels of
granularity that we must address in our application process:
1. The Annexation Application. In short, the Annexation Application will
address the development of the entire property, at a level of granularity
fitting to that. Identification of infrastructure requirements at each phase of
development and how it will be paid for is paramount. Timeline: AugustMarch 2017
We propose to work through the Annexation in the following method:
•

August 23rd: Meet with Council to review Pre-Annexation Agreement as
set forth in the MOU.
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•

August 24th: Begin the process with a series of monthly work sessions to
work through the issues and draft the Annexation Agreement.

Each month for 7 months, our team will work with staff to address one
critical issue for the property, and then to present to Council at work session
developer and staff findings and recommendations. At the conclusion of this
process, the Annexation Application and Annexation Agreement will be
complete and ready for formal review and consideration by Council.
The proposed schedule, by topic:
•

Water: September 20th

•

Sewer: October 18th

•

Transportation (roads and transit): November 22nd

•

Parks and Trails: December 20th

•

Housing: January 24th

•

Sustainability: February 21st

•

Financing Mechanisms (e.g. Real Estate Transfer Assessments, Plant
Investment Fees, and Impact Fees): March 21st

2. Phase 1 Development Application. Upon completion of the formal Annexation
process, a Development Application will be prepared and submitted. The
Development Application will drill down into details for Phase 1 (likely, a
portion of the Gateway Neighborhood), which will be specific to the first
neighborhood and detail exactly how this first phase comports with the
Steamboat land use regulations and, with great specificity, what each home,
yard, alley, roadway, public space, etc. will look like. Timeline: April-June 2017

D. REIMBURSEMENT OF STAFF REVIEW COSTS
In connection with each critical issue addressed by developer and staff, developer
and staff will provide an estimate of staff time to address the respective issue as
pertains to proposed annexation. The estimated staff review time will be included
in the work session findings and recommendations. Upon final Annexation of the

Memorandum of Understanding
August 23, 2016
Page 6
property, Brynn Grey will reimburse the City for all staff time at a rate of $50 per
hour. In addition, Brynn Grey will reimburse the City for all of the City’s reasonable,
pre-approved engineering study validations and third party review costs as
incurred.

III. CONDITIONS
1. The parties stipulate and agree that this MOU is not intended, nor shall it be
construed or interpreted to create a binding or legally enforceable agreement
between the parties hereto.
2. The approval of this MOU and any agreement contemplated by this MOU
constitutes the exercise of the legislative authority granted to the City Council of
the City of Steamboat Springs by the statutes of the State of Colorado, C.R.S. 3112-101, et. seq., to establish the terms and conditions pursuant to which the City
is willing to annex the West Steamboat Neighborhoods. It does not constitute
review, prejudgment, or approval of any petition or application for annexation
pursuant to the CDC or other development permit application and shall not
affect the qualifications of any member of the City Council to review any
annexation application or petition or subsequent development permit
applications relating to the West Steamboat Neighborhoods.

BRYNN GREY PARTNERS, LTD.

CITY OF STEAMBOAT SPRINGS

By:____________________________

By:___________________________

David G. O’Neil, President

Gary Suiter, City Manager

Exhibits
Exhibit A

West Steamboat Neighborhoods 30-Year Vision

Exhibit A

T h e

W e s t

S t e a m b o a t

N E I G H B O R H O O D S

3 0 - Y e a r
Submitted to
the City of Steamboat Springs
City Council
June 14, 2016

Submitted by
Brynn Grey Partners, Ltd.
Breckenridge • Frisco • Boulder, Colorado
www.brynngrey.com
C opyright © 2016 • B rynn G rey P artners , L td . • W olff •L yon A rchitects • A ll R ights R eserved

V i s i o n
Concept Plan by
Wolff • Lyon Architects
Boulder, Colorado
www.wlarch.com

Table of Contents
I. 		 I ntroduction 				

1

II. 	C ommunity C ontext 		

2

III. C reating P lace 			

3

IV. C oncept P lan
	A nnotated P lan 			
B uilding T ypes 			

7
8

W e s t S t e a m b oat N e i g h b o r h o o d s : 30-Y e a r V i s i o n

© Brynn Grey Partners, Ltd

I. Introduction
Past, Present and Future
Steamboat Springs is a great community, and great communities
are built around neighborhoods, and ultimately, the locals that
live in them.
Downtown Steamboat Springs is the epicenter of life in
Steamboat and is, by design, a traditional neighborhood with a
main street commercial corridor, alive with local businesses and
activity; homes of all sizes and architectectural styles, many of
them classic Colorado bungalows with small lots, alleys, front
porches, and farmhouse elements; and community gathering
places, like the library, the hot springs pool, City Hall, and
local churches. The Yampa River and Howelsen Hill complete
downtown as an authentic, and totally unique place.
Mountain Village and its surrouding development areas,
are central to resort life in Steamboat, providing homes to
visitors, second home owners, and locals. With a world-class
ski area, luxury hotels and condominiums, golfing, trails, and
shopping, Mountain Village embodies Colorado’s recreation and
tourism-driven economy — while still maintaining a uniquely
“Steamboat” look and feel.
Heritage Park, Steamboat II, Silver Spur on the west side of
Steamboat; Walton Creek, Whistler, and the South Valley area
on the south side of the city; Fairview, Pioneer Village, and West
End within the city — these and others all shape how and where
people live in Steamboat. As these neighborhoods become built
out and their values rise, locals are left with fewer and fewer
options to own (or even rent) a place of their own within the
Steamboat community. Many are faced with long commutes
to Oak Creek, Hayden and Stagecoach; which, especially
for families, is complicated and not a long-term solution for
sustaining a workforce and future leaders of the community.

Steamboat was built upon the ideas and perserverence of
trailblazers like James Crawford (founder and first Mayor) and
Carl Howelson (Norweigen ski jumping pioneer). The ski area,
founded in 1960, solidified Steamboat’s tourism economy. Today,
while still grounded in its ranching and recreation roots, the
economy is evolving into one that includes start-ups, locationneutral jobs, and generally, a workforce that is more steady and
year-round than a typical resort town that ebbs and flows with
seasons, weather, and trends.
Steamboat is growing. The Colorado Department of Local
Affairs (DOLA) estimates that Routt County’s population will
double in the next 30 years. The community is at an inflection
point in its history where it can decide how Steamboat Springs
should grow. We have seen this in many of Colorado’s finest
mountain communities — uncontrolled sprawl and locals
being pushed farther and farther out of the communities that
they support. Is this the future? Or, does Steamboat embrace
locals with the land that is left, to ensure that it preserves the
character, heritage and surrounding landscape that make it so
special to begin with?
The West Steamboat Neighborhoods depict a
vision for preserving community character, celebrating and
continuing Steamboat’s stream of history, and seizing an
opportunity for controlled, thoughtful, and sustainable growth
for the future.
Carl Howelsen, courtesy of History Colorado

Destiny is not a matter of chance; but a matter of choice. It is not a thing to
be waited for, it is a thing to be achieved.
- Williams Jennings Bryan
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II. Community context
The development pattern of Steamboat Springs closely follows
its natural features, topography and setting. The Yampa River
is the backbone, running through Downtown and the oldest
parts of the city; Emerald Mountain, Howelsen Hill, and Mount
Werner form the majestic backdrops of the city while also
creating natural barriers to growth; and ranch and protected
open lands on the south and west side of the city reinforce the
pastoral setting so special to Steamboat.

Strawberry Park Area

its

ty

Ci

Lim

Airport / Copper
Ridge

West
Steamboat

Core

Trail

Downtown
Steamboat Springs

Blue Sage

its

Yam R iver
pa

Pioneer Village

Lim

th

row

G
an

Curve

ty

ary

nd

u
Bo

Sanctuary

West End

Ci

From a birds-eye view, there are several primay areas of density
within Steamboat Springs, including: Downtown Steamboat
Springs, the Mountain Village area, and the West Steamboat
area. Downtown is the heart & soul, with historic homes that set
the architectural tone of development, vibrant local businesses
and restaurants, and of course the Yampa River flowing
right through. There is no doubt why home and land values
Downtown are soaring; people near and far want the experience
that Downtown offers.

West Steamboat Neighborhoods: Community Context

Silver Spur

Urb

Ski Area

Fairview
Steamboat II

The Mountain Village area is the resort epicenter and drives
winter and summer recreation-based tourism. It also anchors
the many subdivisions and condominium developments that
provide a diverse array of options for vacation properties,
rentals, and locals housing, should they choose to live in an area
without a critical mass of year-round residents.
The West Steamboat area is currently anchored by the
Steamboat II, Silver Spur and Heritage Park neighborhoods,
which function as predominantly locals’ neighborhoods towards
the middle to high end of the market for single family homes.
They are lower density with larger lots than found elsewhere
in Steamboat. The West Steamboat area is currently part of the
City’s Urban Growth Boundary (UGB), which is where the
community decided growth should occur in the future in order
to prevent sprawl, preserve natural buffers surrounding town,
and encourage efficient progression of infrastructure.

Angler’s
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Mountain Village
40
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Emerald Mountain
Walton Creek

South Valley Area

Routt National Forest
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The West Steamboat Neighborhoods are within the West
Steamboat area and the UGB, adjacent to City infrastructure
(water lines currently run through the property), and a short
distance from the Yampa River Core Trail.
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III. Creating Place
Objectives
The overall goal is to build seven traditional neighborhoods in
the West Steamboat area, each with a sense of community and
place. Then each neighborhood’s unique character will be defined by six
compelling objectives:

Provide Steamboat Affordable Home Ownership
Opportunities
Affordable housing maintains community diversity and vitality.
It gives people a chance to live in the community where they
work, to serve on boards, to volunteer in their kid’s classes, and
to take full measure in “reinventing where they live and work”.
Providing affordable housing near existing city centers enhances
the entire community’s quality of life by eliminating commuting
and reducing traffic congestion, noise, and pollution. It also
enhances the quality of life of each neighborhood resident. Time
spent in the car can be redirected. A two car family might be
able to get by with one. Providing affordable housing is only half
the puzzle.

Create a Sense of Community within each
Neighborhood
Opportunities for neighborly interaction and public life are
encouraged through ensuring the well being of the residents
and the vitality of the neighborhood. This sense of community is
fostered by a variety of design responses, such as front porches
and community greens. Although many of these may seem
small in themselves, over time and together they will produce
significant results.

Establish a True Sense of Place by Respecting the
Physical Design Patterns of Traditional Neighborhoods
The relationship between dwellings, the mix of uses, and the
neighborhood’s friendly and walkable human scale all contribute
to a memorable place. These qualities are created and even
enhanced by understanding the old principles of neighborhood
design, through careful evaluation, and where necessary
inventing new patterns.

Provide Community Housing for a Variety of Residents

An appropriate mix of housing types creates diversity within the
neighborhood and is more responsive to the needs of different
kinds of residents, including families, singles, the elderly, or
other special populations. Good quality affordable housing is
created without compromising other community objectives.

Encourage Sustainable Development

The neighborhood can be sustainable and of positive benefit
to an existing city when its concept and site planning are
based on certain principles. The housing is located close to
the community it serves, helping to eliminate long commutes
which create problems of pollution and traffic congestion.
Having a location within walking distance of a mix of uses
encourages residents to leave their cars at home when possible.
Sustainability is encouraged through an appropriate selection
of building materials that use renewable or recycled products.
The goals of water and energy conservation, as well as solar
access and design are promoted through careful site and building
design. Finally, buildings are arranged in a compact community
which will facilitate mass transit alternatives and leave more land
available for parks and open space.

Preserve and Enhance Neighborhood Connections to
the Core Trail and Trail System

Trails are the connective tissue of Steamboat Springs, a.k.a.
Bike Town USA.Year-round, recreationists and commuters can
walk, bike, and ski on the extensive trail system found within
the city and on adjacent public lands. The West Steamboat
Neighborhoods plan preserves and enhances these important
trails. The trails continue to work as they originally evolved by
remaining the most attractive route from point ”A” to point
“B”. The trails are enhanced by being surfaced and widened so
as to accommodate frequent use and by creating pedestrian
interest along the path through the use of portals, landscaping
and thoughtful orientation of adjoining structures. In addition,
where the trails cross the bike path, there will be improvements
to minimize the danger of crossing the bike path during periods
of busy times.

1

T he P attern L anguage

G ood N eighborhoods N eed ...
S afe

and

P lentiful C onnections

On the following pages, our design approach is further
expressed through a simple pattern language which entails how
the overall vision will be accomplished through the site and
building design.

A sensitive local road and path network will help encourage
walking and promote a sense of community among residents.
An extensive and pleasant path system will benefit all residents,
particularly children. Therefore:

This language is not intended to be fixed and unchangeable
but rather a flexible and evolving expression of what all those
involved in the creation of the West Steamboat Neighborhoods
seek to accomplish. Many of the principles found here are
echoed in the City’s West Steamboat Springs Area Plan and the
Community Development Code’s Traditional Neighborhood Design zone
district, the policy documents that guide and regulate growth in
West Steamboat.

•

Design the proposed street sections to ensure that the street
design and travel lane widths will naturally enforce desired
design speeds.

•

Ensure that vehicular connections are plentiful, dispersing
traffic throughout the neighborhoods. But make sure that
cut-through trips to desinations outside the neighborhood is
discouraged.

We anticipate that the first neighborhood will follow these
patterns. Then with each additional neighborhood, refinement
will be repeated, ensuring that a dynamic process maintains
the core values and timeless design, while responding
to unimaginable changes in technology, architecture,
transportation, sustainability, and construction.

•

Carefully evaluate the street design to make sure that there
is a simple and efficient system for snow plowing and
removal, but do not let this objective negatively impact the
human and pedestrian scale of the neighborhood.

•

Make paths that are charming and inviting and accessible in
all seasons.

•

Enhance connections to the Core Trail, the Steamboat
Springs trail network, and other recreational trails on
neighboring public lands.

The proposed design solutions are derived from our analysis of
the site, our understanding of Steamboat’s history, climate, and
mountain-ranching character, and our extensive experience in
creating community through sensitive site and building design.

Gates, kiosks, and fencing are integral parts of the open space system.These amenities encourage use and create a strong sense of place.
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Creating Place
•

Look for opportunities to tie neighborhood paths into
primary paths throughout within the entire community.

•

Consider good lighting solutions along major pedestrian
routes to increase comfort and safety for kids and all
residents, while respecting the rural environment and dark
skies.

•

Along major pedistrian routes, create memorable settings at
path intersections, corners, and community facilities, which
allow residents to orient themselves to their surroudings.
Use sculpture and whimsy to create these settings.

•

For any neighborhood community buildings, consider
arcades, recessed entries, and storefronts to provide greater
shelter along their edges.

•
•

Consider patterned crosswalks and/or neckdowns at
important pedestrian crossings.
Provide convenient access to public transit and make the
place to wait comfortable and alive. Place these at the
crossroads of routes with important pedestrian interest.

2

continued
G ood N eighborhoods N eed ...
A V ariety of R esidents , B uildings , &
U ses to M ake T hem W hole

Many new developments are so homogeneous that they are
unable to provide the variety and choice that leads naturally to a
lively and spirited neighborhood. A variety of residents in terms
of income, family size, and household composition require
different building types and home sizes. This variety will lead to
streetscapes that are charming and alive, as well as promote a
more enduring and diverse sense of community. Therefore:

3

Our best traditional neighborhoods often contain houses that
present a pleasant and sociable face to the street. The houses
address the street in ways that encourage residents to stop and
spend time with their neighbors. The homes work together to
create unified streetscapes, often by sensitively repeating certain
design elements. Therefore:
•

•

Provide variety by allowing each building to respond
sensitively to its specific site conditions in terms of view, sun
and lot size.

G ood N eighborhoods N eed ...
B uildings with W elcoming F aces

•

Create ample porches as extensions of the living space of
each home and place them so that the residents can observe
and monitor the life of the street or path.
Consider placing garages and parking areas behind buildings
off alleys wherever possible to insure that cars and garages
do not dominate the streetscape.

•

Consider carefully each building’s relationship to the street,
other buildings, and the path system where appropriate.

•

Use different building types that are naturally suited to
specific home sizes, floor plans and configurations.

•

•

Identify and test possible neighborhood-related uses such as
greenhouses and community gardens.

•

•

Provide specific amentities for the needs of special
populations where appropriate.

•

Create variety, without signficant cost increases, by using
different facade treatments on buildings with identical floor
plans.

Design a cascade of roofs so that where possible the
buildings come down to a humanly scaled one-story at the
edges.

•

Direct the fronts of buildings to the public rights of way,
including parks and common areas.

•

Make the front yards large enough to have some small
shrubs and flowers, but place the porches quite close to the
streets and paths to encourage neighborly interaction and
make the most effective use of each lot.

•

•

Consider a range of designs with floor plans that address
a home for a single person, a couple, a small family, and a
large family.

View from an upper level porch of a hillside home. Buildings placed close to the
sidewalk with ample porches encourage casual interaction and create a sense of
sefety.
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•

A second level porch on the high side of the street provides a commanding view
and a friendly face to the street.

•

Make lots short in depth so that attached garages are close
to the alley edge, helping reduce winter snow shoveling.

Place small embellishments in special places to create
individuality, interest, and the “suprise” of finding something
special.

•

Where lots have garages accessed from the street, make
sure that they are wide enough to insure that garages never
occupy more than 40% of the lot frontage.

Provide articulation to the building facade and grouping
of buildings to create visual interest and positive outdoor
space.

•

Make sure corner buildings address both streets whenever
possible.

Provide a minimum front yard setback of 10 feet to building
walls and allow open proches to encroach a maximum of 5
feet into the setback.

Single-car garage doors on hillside homes do not dominate the face to the
street. By partially covering the driveway or inporporating the garage into the
porch, as shown on the right, the impact of the garage can be further reduced.
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Creating Place
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G ood N eighborhoods N eed ...
W ell -D efined P ublic R ealms

Over the past fifty years, the average American’s expectations
in regard to housing have increased dramatically and in general
we have done a pretty good job of fulfilling them. However,
in doing so we have ignored the importance of the spaces in
between. We have forgotten how to create well-defined and
engaging public outdoor rooms, whether they be streets,
alleys, parks, or public squares. We can do better. In addition,
the site presents a significant opportunity to shape and define
Steamboat’s western gateway. Therefore:
•

Place small parks throughout the neighborhood and look for
opportunities to front buildings and their porches towards
them.

continued

•

Where possible, preserve established plantings on the site
and incoporate them into the site design, particularly as
park or path amenities.

•

Look for possibilities to create terminated vistas, by placing
community buildings or special structures at T intersections
or at the ends of pedestrian paths.

•

•

•

Explore if a community building incorporating a
greenhouse is desirable and economically feasible.
Explore what activities it might contain and place it to get
maximum involvement with other nearby amenities like a
neighborhood park.
Create calm streets with a well designed planting strip using
native or high altitude species, insuring that the edges of the
street are a pleasant gathering place for residents.

providing alleys to avoid conflicts with pedestrians and
improve the quality of the streetscape.
•

Shape the proposed alleys into pedestrian lanes by giving
them the same design attention as streets, and look for
opportunities with the careful placement of trees, shrub
plantings, secure trash storage, single car garages, and fences
to shape the space and create character and scale.

•

Design more intimate sheltered paths that provide alternate
routes for residents and children in particular.

•

Establish the separation between public and private realms
with low fencing, walls using stones from the site, and/
or landscaping to encourage residents to take good care of
their own outdoor rooms.

•

Minimize the number of curb cuts along the street by
•

Provide stair seats, benches, and places to sit close to paths,
sidewalks, parks, and community buildings.
Consider creating a focal point for each West Steamboat
Neighborhood, such as a tower or windmill that helps to
shape its identity.
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G ood N eighborhoods S hould ...
P romote S ustainability

Many local governments and concerned citizens have become
increasingly committed to creating policies that promote
sustainability on many levels. How we use the land and how
we design new developments is crucial to fulfilling this goal.
Providing new housing for year-round residents who work
within the community makes good sense. West Steamboat
Neighborhoods’ density is a good start towards ensuring
sustainability. Other ideas and devices should be explored and
considered. Therefore:

A “ranch cluster” celebrates Steamboat’s heritage through community buildings resembling historic barns and focal elements such as a windmill.
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•

Explore ways to eliminate or minimize potential car trips
through public transportation.

•

Provide pedestrian paths and trails that connect with and
enhance Steamboat’s existing trail network.

•

Be sensitive to any off-site impacts that new development
might have and help devise feasible solutions for their
mitigation.

•

Create buildings that are adaptable to current and future
solar and photovoltaic technologies.

•

Improve building envelopes, increase insulation, and
implement systems that monitor envelope construction and
performance.

•

Design buildings with efficient floor plans to allow the
greatest benefits to be derived from the smallest building
areas, saving initial construction costs and reducing energy
costs over time.

•

Increase the amount of south-facing window area and
reduce glazing on north elevations, within the constraints of
this type of density.

•

Take advantage of common walls, where possible, to reduce
initial costs and save energy over time.

•

Research and select materials that conserve resrouces and
are recycled from waste products, such as compressed fiber
hardboard, oriented strand board, cellulose insulation, and
“trex” decking material.

•

Include energy efficient heating equipment and appliances
to lower operating costs (e.g. programmable thermostats,
tankless domestic hot water heaters, L.E.D. bulbs, and
Energy Star appliances).

•

Ensure good indoor air quality by choosing appropriate
solvent free products, indoor air quality systems, and
exhaust fans where necessary.

•

Use water conserving plants, reduced turf areas, and
irrigation technologies to reduce water consumption.

•

Provide community garden facilities, for residents to grow
their own plants and food on-site.

•

Use vegetated swales to filter stormwater runoff, and direct
these towards the wetlands to enhance the quality of wildlife
habitat while maintaining stormwater on-site.
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Creating Place

continued

•

Name the streets and lanes after historical places, stagecoach
and railroad lines, to reflect Steamboat’s past.

•

Steamboat Springs has a rich Native American and ranching
heritage that can provide an inspiration for contemporary design
and planning solutions. The architecture can play an important
role in revealing history and character. Therefore:

Reinforce the visual unity of each block through the
repetition of similar building types and scale placed
consistently in relation to the street.

•

Identify and maintain established plantings on the site.

•

Consider low rail fences and native stone walls to define the
yard edge in front of residences in a low-key manner.

•

Consider using simple architectural forms inspired and
influenced by those found in Steamboat Springs.

•

Create an alignment and spacing pattern of street trees to
give character along each street.

•

Employ a modified grid of streets and alleys with short
walkable blocks as the main organizing structure of the
neighborhood.

•

Use vertically-oriented window proportions similar to those
found in the area’s historic buildings.

•

Provide alleys so that garages and parking areas do not
dominate the streetscape or turn the principal building
facade into a garage-house.

6

G ood N eighborhoods S hould ...
R espect T he H istorical C ontext
W hich they are a P art

of

7

G ood N eighborhoods in S now C ountry
S hould ...U se H igh C ountry D esign
S olutions

High altitude design constraints necessitate specific practical
responses consistent with long winters, cold temperatures
and large amounts of snow. However, since there are other
seasons besides winter, responding to these concerns should be
tempered and balanced by other design objectives whose goals
are to create a desirable human scale and promote a sense of
community and place. A good neighborhood should find the
balancing point that addresses community design concerns
and employs design solutions that are sensitive to the alpine
environment. Therefore:
•

•
The Mesa Schoolhouse represents classic Steamboat building form.

Provide small setbacks (less than 10’) between the edge of
the public right-of-way and the front porch allowing for
convenient access and reduced snow shoveling during the
winter, but with enough space for some shrubs, flowers and
possibly a low fence.
Provide 32 feet between garages along alleys to allow for
storage and room for plows to maneuver. Eliminate poles
and other obstructions within the alley R.O.W.
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Gable roofs oriented away from pedestrian access points and snow stacking areas help manage snow in the high country.

•

•

Design the street R.O.W. wide enough to allow for
adequate pavement with drive over curbs and ample
planting strips on each side, while not too wide that it
discourages a pedestrian environment. Snow can be pushed
and stored on these ample edges in winter.
Create designated snow stacking zones for alley snow at the
intersection of each street and alley. Corner lots can access
their garages or parking areas idrectly from the side street
rather than the alley.

•

Allow for adequate snow storage between buildings by
placing them 10-12 feet apart or by attaching them together.

•

Arrange steep gable roofs so that snow will slide off into
areas away from pedestrian traffic where there is adequate
room for the snow to remain.

•

Make use of appropriate building materials and details that
protect the building edges from contact with snow and
moisture.

•

Plan pedestrian paths along the edges of the parks. Keep
these paths accessible in winter and provide benches for
seating with good southern exposure directly adjacent to
the path.

•

Design the roofs so that snow does not pile up in front of
access areas.
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IV. Concept Plan

Annotated

Lot sizes gradually get larger as they
get farther away from neighborhood
centers.

The largest lots are at the edges of the
site.

Northspur

Drainage corridors double as
pedestrian pathways, linking every
home to the trail network.

Green Overlook lots front on a
common green which also provides
public access to open space and
trails.

Hillside

A looping street creates a “close”.

Commercial uses are placed along
the main connecting street.

A wide variety of lot types are
employed in numerous configurations
to provide the maximum diversity.

Olympic

Westview

Slate
Creek

The village green is defined by
townhomes and duplexes built close
to the street.

Townhomes provide a strong edge
and help define the community park.

Edge Streets provide public access to
open space and trails.

Small homes are arranged around a
Green Court.

Future connections to adjacent
properties have been considered.

A kiosk sits on a knoll at the end of
a neighborhood street, providing a
terminating vista.

Small apartments are carefully
placed to create intimate courtyards
between buildings.

Green Courts provide access
to trail systems throughout the
neighborhoods.

W e s t S t e a m b oat N e i g h b o r h o o d s : 30-Y e a r V i s i o n

Alternative: Sports Complex and
Field House anchors Olympic
Neighborhood

Emerald
Overlook

Gateway

The first neighborhood has a mix of
uses and a variety of housing types.

Six-unit apartments are built over
parking garages tucked into the
hillside
This prominant site provides a special
place for Mill Loft apartments, close
to the neighborhood center and
overlooking the Yampa Valley.
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Concept Plan

Building Types

Hillside Homes

Green Overlook

Northspur
Pocket Park

Mixed Use

Hillside

Olympic

Cottages

Westview

Hillside Duplex

Slate
Creek

Ranch Cluster

Green Court

Unit Mix Per Neighborhood
Neighborhood

Courtyard Apartments

Large
Lot SF

Sm/Med
Lot SF

Duplex

Townhouse

Courtyard

Hillside
Apart-

3 story
Apart-

Mill Loft
Apart-

WSN
Totals

S700 Plan
Totals

Gateway

0

37

10

22

42

24

36

56

227

325

Olympic

81

232

36

108

84

42

0

0

583

1035

Westview

32

167

12

32

0

0

0

0

243

270

Slate Creek

16

76

30

16

0

36

0

0

174

145

Hillside

93

113

8

11

0

0

0

0

225

250

Emerald

5

50

14

0

0

48

0

0

117

90

Northspur

17

0

0

0

0

0

0

0

17

20

Totals

244

675

110

189

126

150

36

56

1586

2135
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Emerald
Overlook

Gateway
Mill Lofts
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