
 
     

  TOWN OF DILLON 
PLANNING AND ZONING COMMISSION 

REGULAR MEETING 
Wednesday, March 5, 2014 

5:30 p.m. 
Dillon Town Hall 

275 Lake Dillon Dr. 
 

AGENDA 
 

1. Call to Order 

2. Approval of the minutes of the February 5th, 2014 regular meeting. 

3. Public Comments 

4. Consideration of Resolution PZ 04-14, Series of 2014; A RESOLUTION BY THE PLANNING 
AND ZONING COMMISSION OF THE TOWN OF DILLON, COLORADO, 
RECOMMENDING THE APPROVAL OF A CLASS I SIGN PERMIT FOR PERMANENT 
INDIVIDUAL SIGNS FOR THE PETCO BUILDING AT 264 DILLON RIDGE ROAD.  

5. Discussion Item: Dillon Town Center Revitalization Report by McCool Development Solutions, 
February 2, 2014. 

6. Other Business 

7. Adjournment 





RECORD OF PROCEEDINGS 
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Commissioner Shebley seconded the motion; which then passed unanimously upon roll call vote. 

 
Consideration of Resolution No. PZ 03-14 Series of 2014,  
A RESOLUTION BY THE PLANNING AND ZONING COMMISSION OF THE TOWN OF 
DILLON, COLORADO, RECOMMENDING THE APPROVAL OF CLASS I SIGN 
PERMITS FOR PERMANENT INDIVIDUAL SIGNS FOR THE SKYLINE CINEMA 
BUILDING AT 312 DILLON RIDGE ROAD.   
 
Sign Safari, on behalf of Mitchell Theatres, submitted Class I Sign Permit applications for Individual Sign 
Permits for permanent signs to be placed on the southern and eastern building faces in accordance with the 
amended PUD for the Dillon Ridge Marketplace.  Town staff reviewed the application and determined 
that it is complete.  The application Fee of $320 (2 - $160 Permanent Sign Application Fees) has been 
paid. 
 
The Skyline Cinema – Mitchell Theatres is located on Block 5 of the Dillon Ridge Marketplace PUD. 
 
The new signs will be approximately 136 SQ FT each, for a total of 272 SQ FT.  The signs will be 
installed on raceways that are to be painted to match the building surface adjacent to them.  The maximum 
length of the signs shall be 25 FT.  The application meets the criteria established in the amended Dillon 
Ridge Marketplace PUD. 
 
Since the proposed sign meets the requirements of Town Code and the amended Dillon Ridge 
Marketplace PUD, staff recommends approval of Planning and Zoning Commission Resolution No. PZ 
03-14, Series of 2014. 

 
Commissioner Peterson made a motion to approve: Resolution NO. PZ 03-14;  
A RESOLUTION BY THE PLANNING AND ZONING COMMISSION OF THE TOWN OF 
DILLON, COLORADO, RECOMMENDING THE APPROVAL OF CLASS I SIGN PERMITS FOR 
PERMANENT INDIVIDUAL SIGNS FOR THE SKYLINE CINEMA BUILDING AT 312 DILLON 
RIDGE ROAD.  Commissioner  Nosari  seconded the motion, which then passed unanimously upon 
roll call vote. 

 
Other Business 
 
Business Directory Sign Code, can it be monument sign or free standing sign, what height?      
Commissioner Peterson suggested that a monument sign not be more than 10 ft. 
 
Commissioners were invited to the Community forum to discuss retail marijuana regulations, 
Wednesday, Feb. 26th at 6:00 pm.    
 
Carri McCool will give a presentation to Town Council Work Session. Her report should be at 
5:30.  Commissioner Nosari asked it Economics Committee could come hear her presentation.    
 
Adjournment      There being no further business, the meeting adjourned at   5:50 p.m. 
 
Respectfully submitted,  
____________________________ 
Debbie Wilkerson,   
Secretary to the Commission 
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Introduction
The Town of Dillon has been approached by property owners, referred to herein as the “Dillon Gateway 
Project Group” interested in revisions to the Town’s current land use regulations in order to accommodate 
redevelopment of a three acre “Gateway” area at the southwest corner of Highway 6 and Lake Dillon Drive 
that includes two (2) Town owned parcels of land.  There are many aspects of the proposal to consider 
as it relates to the Town’s guiding documents, existing land use regulations (“Town Code”), and key 
economic revitalization priorities.  The following report outlines the necessary steps required to consider 
a redevelopment proposal in the context of elements of a healthy downtown.  It reviews the current land 
use regulations pertaining to requested changes from the Dillon Gateway Project Group, and provides a 
recommended course of action in evaluating public/private partnership opportunities to further Town Center 
revitalization efforts that are in the best interest of the Town.  

Project Purpose and Process Overview
In the fall of 2013, the Town of Dillon requested assistance in identifying and evaluating potential Town 
Code revisions that would help attain the community’s Town Center revitalization goals and respond 
appropriately to the Dillon Gateway Project Group’s land use code revision request.  Specifically, McCool 
Development Solutions (MDS) was asked to develop and analyze potential Code revisions to address the 
following questions:

1.	 Is rezoning the Gateway project to Core Area the best option for the Town?
2.	 Is it possible and appropriate to add a new height requirement to the Core Area zone district to allow 

70-foot building heights within 100-feet of the US Highway right-of-way?
3.	 Is it appropriate to revise the Town’s Code and zone map to divide the current Core Area zone district 

into two districts (one retail/restaurant along Lake Dillon Drive, and another in the east half of the Town 
Center)?  Should this second Core Area district have a new name?  Are there spot zoning concerns 
with this approach?

4.	 Evaluate adding a fractional fee (time share) interval ownership Code requirement to the parking 
standards in the Core Area zone district/gateway area.

For this process, MDS reviewed the Dillon Gateway Project Group’s information provided by the 
potential applicants, the Town’s existing land use regulations, and guiding documents including the 2012 
Comprehensive Plan, the Dillon Town Center Vision and Direction Report, Leland Report Executive 
Summary, and the Economic Development Advisory Committee (EDAC) parking study.  MDS also 
reviewed the land use regulations of neighboring and comparable communities to ensure consistency of 
analysis and recommendations.  Two public meetings were held with Town Council, Planning and Zoning 
Commission, and key stakeholders in order to present findings and solicit feedback.  Town Staff, the Parks 
and Recreation Committee Chair, Planning and Zoning Commission, EDAC, and the Dillon Business 
Association (DBA) were interviewed.  Finally, MDS met with EDAC to obtain information regarding the 
outcome of the parking study of the Town Core Area.

Based on the review of the Town’s existing guiding documents, MDS developed the following analysis 
and recommendations.  These recommendations will assist the Town in setting forth possible Town 
Code revisions that address questions raised by the Dillon Gateway Project Group, while ensuring that 
requested changes promote characteristics of a healthy downtown and that any public/private partnership 
opportunities identify, allocate, and share the risk associated with any such partnership arrangement. 

Elements of a Healthy Downtown
The following outlines five key elements necessary to help Dillon’s Town Center become (once again) the 
heart of the community and provides the basis for this analysis and resulting recommendations.

1.	 Downtown is Distinct from Other Commercial Areas: Many communities have multiple commercial 
areas, however there is only one town center.  Besides commercial activity, the Downtown should 
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provide historic and cultural amenities, and an authentic and memorable experience for users.  Central 
to this element is the downtown’s unique identity, which should be clear to visitors through the types of 
businesses or uses available and the physical appearance or design of the area.  This identity should 
reflect the community’s vision and values, and is implemented through the Town’s regulations and 
decision-making processes.

2.	 Downtown is Multi-Functional:  Unlike many typical shopping and business destinations, downtowns 
provide a variety of experiences and opportunities for all possible users.  It should not only provide 
retail and employment, but also services, dining, entertainment, recreation, housing, and cultural events 
and activities. By allowing and encouraging a balanced mix of different activities, downtowns are able to 
become destinations that attract a variety of users of different ages, backgrounds, tastes, all at different 
times of the day and year.  This creates not only a vibrant downtown experience, but helps to protect 
the commercial area against the economic fluctuations and changes that are inevitable over time.

3.	 Downtown is Pedestrian-Friendly:  Part of the unique and multi-functional downtown experience 
is that the design should encourage and facilitate movement and connection (visual/physical) to the 
different amenities the area offers.  Numerous studies have demonstrated that tourists who walk and 
bike tend to purchase more goods and services per mile traveled than motorized tourists, which is 
particularly beneficial to smaller economies.1   In addition, pedestrian-friendly design promotes healthy 
lifestyles, reduced parking need, and lower infrastructure costs.  In general, people will choose to walk 
if 1) pathways and sidewalks are sufficiently wide, well lit, and perceived as safe and comfortable; 2) 
the physical environment, including buildings and landscaping, engages with the street and sidewalk 
users; and 3) the route offers interesting, attractive 
amenities.

4.	 Downtown Presents a Positive and 
Approachable Image: Change is inevitable, and 
a healthy downtown should always evolve with 
new businesses and buildings as the town should 
takes steps to encourage redevelopment and re-
investment in existing businesses and buildings.  
It is important to ensure that a community’s 
development review processes are not overly-
cumbersome, restrictive, or inefficient, so that 
they can attract the kind of investment and re-
investment that a downtown needs to stay viable.

5.	 Downtown has People: People are the final and central element of a healthy community, and they are 
necessary to the function of each of the other four elements discussed above.  The more people that 
come to downtown, and the longer they stay, the stronger the downtown.  You can encourage people 
to linger by ensuring that downtown is comfortable, safe, attractive and interesting; that there are 
adequate opportunities for people to walk, sit and drive; and that there are a variety of things to do.   It 
is often beneficial for local government to be an active partner early on to help businesses collaborate 
on incentives, or to kick-start projects that will both bring people in and encourage them to stay.

Key Recommendations 
1.	 Make Dillon’s Town Center Distinct from its Other Commercial Areas
An established downtown is the heart and soul of any community.  To a great extent, the perception of a 
town as a destination place or just another place depends on having a vibrant downtown or town center.   
Dillon’s Town Center was the commercial core and heart of the community from the time the town moved 
to its current location in 1963 until the development of the commercial areas along Highway 6 in the 
1990s.  This drew much of the town’s commercial activity out of the Town Center, leaving it without a clear 
role, or identity.   Based on public input at two community meetings and feedback from key stakeholders 

1	  http://www.vtpi.org/nmt-tdm.pdf
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and Town committees, there seems to be a lack of consensus on what the vision is for Dillon’s Town 
Center.   Although many people knew there were guiding Town documents, not many had actually read the 
documents or knew what they contained.  Additionally, there does not appear to be clearly defined human, 
financial, or organizational resources dedicated to Dillon’s Town Center. 

Everyone wants a vibrant downtown that is unique, memorable, thriving, authentic and one that functions 
as the heart of their community.  In order to make sure that Dillon Town Center becomes that vibrant 
downtown, the Town needs to draft and adopt a Downtown Strategic Plan that is consistent with the 
citizen’s vision for the Core Area.  The Plan should have clear goals and objectives, organizational 
structure, enhancement programs, funding mechanisms and a clear set of supported and actionable 
strategies that can guide the Town’s decision-making and prioritization of improvements, as well as next 
steps for the future.  Many resources and best practice models are available for guidance in the arena 
of professional downtown management, but downtown revitalization in Dillon will require active and 
transparent management of designated resources.  MDS recommends building sustainability into the 
Plan from the outset.  It should include a decreasing town support structure to encourage any subsequent 
downtown entity to eventually become self-sustaining. It would be useful to look to a self-funded entity like 
an agency, a non-profit, or an authority able to develop diverse funding streams.  

The lack of a vision, funding, and strategic plan for Dillon’s Town Center makes it impossible for elected 
and appointed officials to make sound decisions on public/private partnership opportunities, infrastructure 
improvements, or set forth Code amendments.  Why? Because Town officials should never be making any 
policy decisions that are not clearly supported by the Town’s existing guiding documents.   A Downtown 
Strategic Plan should be adopted before preforming Code updates or making decisions on infrastructure 
investment, downtown organization/management structure, funding allocation or public/private partnership 
opportunities, etc to ensure the revisions/decisions are in line with the community’s vision.  The following 
analysis and subsequent recommendations are based on the Town’s current guiding documents and 
address the questions raised by the Dillon Gateway Project Group while utilizing the framework of elements 
that constitute a healthy downtown. 

As can be seen in Figure 1, most of the Town Center area is currently zoned CA, or Core Area Retail.  The 
exception is the Gateway Project area, outlined in red, part of which is zoned Commercial.  Per the Town’s 
Code, the purpose of the Core Area zone district is “to preserve and enhance areas within the commercial 
core of the community for concentrated retail sales and businesses that will serve the pedestrian shopper.  
This district is the retail, commercial and entertainment core of the community for both visitors and 
residents.”  Conversely, the purpose of the Commercial zone district is “to provide areas suitable and 
desirable for a wide range of 
auto-oriented commercial and 
business uses in compact 
clusters adjacent to major 
thoroughfares.”

Three (3) potential zoning 
code amendment alternatives 
were identified to address 
the concerns of the Dillon 
Gateway Project Group while 
ensuring that the Town Center 
will be distinct from the other 
commercial areas: the first was 
to rezone the Gateway area to 
Core Area Retail district; the 
second was to split the Core 
Area Retail district into two 
districts, one specifically for the 
Gateway area; the third was to 
revise the building height limits 

Figure 1. Dillon Zoning Map
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in the Core Area to allow for higher buildings that capitalize on Dillon’s scenic amenities.  

1.	 Rezoning the Gateway Area to Core Area
There is clear support in the Town’s guiding documents for rezoning the Gateway area from 
Commercial to Core Area.  The area is identified in all of the Town’s vision and long range 
planning documents as an extension or part of the Town’s Core Area. 

2.	 Splitting the Core Area Retail Zone 
MDS can find no basis in the Town’s existing documents for splitting Dillon’s Core Area Retail 
zone into two districts, making one a “gateway district” that applies to the Gateway area and other 
parcels adjacent to Highway 6.  As noted above, the Gateway Project area is consistently treated 
as an extension of the Core Area, not as a separate district.  In addition, there is no specific 
reference in any of the Town’s documents to any special goals or vision for the Gateway area, 
except for general gateway recommendations.  For example, the Comprehensive Plan addresses 
gateway signage, streetscaping and landscaping, but nothing related to land use.2   This suggests 
that in the eyes of the community, this area has not been viewed as distinct from the rest of 
the Town Center/Core Area.  As a result, the area should not be treated as such in the Town’s 
regulatory documents without further public process to support it.

3.	 Increase maximum building heights in the Core Area
A final approach to making the Core Area distinct from other commercial areas is for the Town 
to capitalize on the unique amenities that the Core Area has to offer, namely access to the lake 
and marina, which are a major draw for visitors who come through the Core Area.  Increasing 
building height maximums in the Core Area is one way to achieve this, as it would allow new 
developments to capitalize on views to the Lake and could also help to increase awareness 
of Dillon’s Town Center since new buildings would be more visible from both Highway 6 and 
potentially I-70. 

The Dillon Gateway Project Group had requested a deviation from the height regulations to allow 
the proposed development to be built to a height of 75 feet.  Currently, the maximum permitted 

2	 “Develop a plan for public and private improvements that will act as a gateway statement for the community.  
This plan should include entry signage, a median design that is distinct to Dillon, a significant amount of land-
scaping, and coordinated transit facilities.  These guidelines should be echoed throughout the Town, from the 
Town Center, to Dillon Ridge, and to the Marina to present a unified aesthetic stating “This is Dillon.”  Continue 
using the Dillon Landmark Guidelines from May of 2004 to design key features in Town rights of way and at 
prominent gathering spaces such as the Dillon Amphitheater” (2012 Comprehensive Plan, 4-7).
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building height within Dillon’s Core Area Retail zone district is 50 feet, and 40 feet within the 
Commercial zone district.  This is consistent with neighboring and comparable communities, as 
demonstrated in the following table.

Core Area/Downtown 
Maximum Building Height Comparison

Dillon 50’
Silverthorne 70’ Gateway District

45’ Town Core District
Grand Lake 35’
Glenwood Springs 40’*
* Building heights up to 60’ permitted with special review use.

Allowing a separate or higher building height limit for certain areas within a zone district is a 
fairly common practice, and could be pursued for Dillon. In addition, there is some support for 
this change in the Land Use Element of Dillon’s Comprehensive Plan in a reference to increased 
density:

“Densities and intensities of development should occur in a logical pattern with higher 
density occurring near the Town Center and/or adjacent to Highway 6 and existing 
services and facilities”(6-1).  

If the Town wishes to pursue an increased maximum building height, MDS recommends editing 
the Core Area district regulations to allow 75 foot buildings within 100 feet of Highway 6, which 
would apply to the properties shown as red in Figure 2 (if the Town pursues rezoning the 
Commercial properties at Highway 6 and Lake Dillon Drive to Core Area).   It is important to note 
that building heights are negotiable under the current PUD review process.  As such, current 
building heights should not limit the Dillon Gateway Project Group from moving forward with a 
PUD submittal as it would be something to be negotiated through the PUD approval process.  
However, as with any changes to the Town Code, the Town will need to confirm that the direction 
provided in documents such as the Comprehensive Plan is a valid reflection of the community’s 
vision before implementing such changes.

Figure 2. Core Area properties within 100’ of Highway 6
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2.   Make Dillon’s Town Center Multi-Functional
In order to help ensure that Dillon’s Town Center will be able to develop into a more multi-functional 
“downtown” area in the future, MDS reviewed the uses permitted in the Core Area district and current 
business mix.  The following recommendations relate to uses that are currently not listed for the Core Area 
but Town Staff has had inquiries about:

•	 Churches/Religious Institutions: Currently, churches are not listed as a permitted or conditional 
use in the Core Area.  There are potential legal issues with this, per the Religious Land Use and 
Institutionalized Persons Act (RLUIPA).  This is a federal law passed in 2000 intended to prohibit 
unreasonable regulatory burdens on both the religious exercise of individuals, and on religious 
institutions and assemblies.   For Dillon, the main concern relates to the law’s “Equal Terms” provision, 
which states “No government shall impose or implement a land use regulation in a manner that treats 
a religious assembly or institution on less than equal terms with a nonreligious assembly or institution.”  
Although there is no definition in the law of “nonreligious assembly or institution,” it has been interpreted 
by various courts to include private clubs and schools, both of which are currently permitted in the 
Core Area Retail district.  Thus, to avoid potential conflicts with RLUIPA, MDS recommends adding 
“churches” as a permitted use (Note, the current definition of “church” is broad, to include assembly of 
all faiths.  This term could also be updated to “religious assembly”).

•	 Child Care Facilities: Child care facilities 
are currently not listed as a permitted use in 
the Core Area Retail district, however there 
are existing child care facilities within the 
Core Area.  We recommend that child care 
facilities be included as either a permitted 
or conditional use.  This is a use that brings 
people into the Town Center at multiple times 
of day (to drop off and pick up children), and 
it offers a valuable amenity to employees 
in the area.  There are actually numerous 
studies on the benefits of planning inclusively 
for entire families.3   In addition, child care is 
listed as a conditional use in the Core Area 
district of neighboring Silverthorne, and as a 
permitted use in the comparable communities 
of Glenwood Springs and Grand Lake.

•	 Vertical Mixed-use: Although vertical mixed-use buildings are not listed specifically as a permitted 
or conditional use, it is implied through the “Multi-family dwelling units, provided that the units are 
located above any use permitted within the CA zone.”  However, this does not address the option for 
office above retail, or a hotel/retail mixture as proposed for the Gateway Project.  Mixed-use is clearly 
supported by the Town’s Comprehensive Plan and vision documents, thus MDS recommends that the 
introduction to the Core Area zone (16-3-150(1)) be edited to specifically state that a vertical mix of 
permitted uses is allowed.

MDS also recommends that the Town list of permitted and conditional uses be revised to identify more 
general use categories, rather than very specific types of uses.  The Town can then provide a definition 
of these broader use terms in the definitions section of the code (16-1-50), and include examples of 
specific types there rather than repeating them in each zone district.  This helps to make the code itself 
less cluttered, which makes the document clearer and easier to use for applicants.  In addition, it makes 
interpretation of the Code easier for staff and elected officials, because it eliminates the need for the Town 

3	  https://www.planning.org/policy/guides/adopted/childcare.htm 
http://www.planning.org/research/family/briefingpapers/childcare.htm 
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to constantly update the code whenever a new unlisted use comes in.  We recommend that this approach 
be taken in all the Town’s zone districts, but specific examples from the Core Area Retail district are 
provided below:

•	 Retail Trade Establishments: Change the term to “Retail stores” for consistency with existing 
definition, and remove the examples from this listed use and put them in a definition.  In addition, 
remove the separate “second hand goods and antique stores,” as this is a retail establishment and also 
add to definition.

•	 Personal and Business Service: Remove the examples provided in this listed use and put them in 
a definition.  In addition, remove the separate “laundry and dry cleaning establishments,” as this is 
considered a personal service.

•	 Educational Uses:  Business or Trade School is currently listed as a permitted use in the Core 
Area.  The Town should consider broadening this category to “Educational Use,” due to the location 
of Colorado Mountain College within this zone district. Listing this use may be helpful in facilitating 
expansion or redevelopment of the College in the future.  In support of this, and depending on the long-
term plans of this CMC campus, the Town may also wish to list dormitories as a conditional use:  having 
students living in Dillon’s downtown area could be a major step in supporting the Town’s economic 
development efforts.   Establishments with liquor licenses (i.e., restaurants, etc.) are a consideration 
as the town will want to ensure that educational uses do not detract restaurants with liquor licenses.  
In order to attract establishments with a liquor licenses (i.e., restaurants), parochial schools, public 
schools or primary campuses should be listed separately and specifically prohibited as they require a 
500-foot buffer between establishments with a liquor license.  

•	 Governmental Uses:  Governmental uses generally are listed as a conditional use, but they are 
also listed as part of the “Business, governmental or professional office” which is a permitted use.  All 
governmental uses should be listed together under the general category of “Governmental Use,” with 
specific examples provided in the definition.

3.  Make Dillon’s Town Center Pedestrian-Friendly
There are many elements that influence how pedestrian-friendly and engaging a downtown area is, 
including tools the Town has already begun to pursue such as cohesive wayfinding.  For this section, we 
will focus on parking, landscape standards, and building locations.  Although we have reviewed the Town 
Code, the main concern is not regulations but existing conditions: the placement and location of existing 
parking lots and landscape screens in the Core Area currently provide a visual and physical separation 
between the primary circulation routes (streets and sidewalks, particularly along Lake Dillon Drive) and the 
buildings/business within the town core.  In addition, most of the buildings and businesses in the Core Area 
are not oriented towards the street, and are physically separated from the road.  These conditions have 
the effect of making the downtown seem less inviting to those traveling along the Town’s “main street” to 
destinations such as the Marina and the Post Office.  

Parking Standards
Adequate parking is very important to the health of a downtown area.  But the amount, location, and design 
of parking can have negative impacts on the quality of the visitor experience, as described above.  The 
Town’s Economic Development Advisory Committee recently completed 
a parking study focused on Dillon’s Core Area.  The study found that the 
quantity of existing spaces exceed the current Code requirements, and 
outlined a series of recommendations for changes to the Code considering 
several scenarios: 

•	 Existing conditions

•	 Redevelopment/infill - Fair Market Value Purchase of Land;

•	 Redevelopment/infill - Land Donation by the Town. 
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MDS concurs with the study’s findings and general recommendations regarding the over-abundance of 
parking in the Core Area.  However, MDS cannot at this time make recommendations regarding the above 
until a solid vision and goals for the Town Center have been established.  This is because parking is only 
one element in a broad range of access and circulation considerations for any downtown.  Parking supply, 
demand, existing conditions, etc., could dramatically change if it’s the Town’s desire to sell certain parking 
lots, redevelop portions of existing parking lots into new buildings, or change the business mix by targeting 
a full-service hotel/conference center, performing arts center, or a diverse mix of new residential units as 
encouraged by the town’s existing guiding documents.  Therefore, a Downtown Strategic Plan should be 
adopted before such changes are made.

In the meantime, the Town could consider adding a requirement that parking areas be located behind 
buildings, to help keep buildings closer to the streets and sidewalks and thus more likely to engage with 
pedestrians pursuant to the Town’s existing 
guiding documents.  Other considerations 
include providing credit for on-street spaces and/
or public parking lots within three (3) blocks.  
And finally, regarding parking for timeshare 
development (as was represented by the Dillon 
Gateway Project Group), MDS recommends that 
timeshare developments have the same parking 
requirements as hotels and said required parking 
should be provided on-site.   With that being 
said, the applicant should be required to address 
the parking issue in the case that the timeshare 
concept failed and units were converted into 
apartments or condominiums.  

Landscape Standards
The existing mature landscaping in the Core Area is reflective of the aspen and coniferous tree stands and 
informal tree groupings found in many mountain communities.  The aspen-lined sidewalks are effective 
in defining space and creating a comfortable pedestrian environment within the Town Core.  However, 
the mature landscaping used to screen parking lots is also serving as a visual screen for the variety 
of business and amenities that help pull visitors off of Lake Dillon Drive and into the Core.  The layout 
and design of any downtown landscaping should serve to enhance the pedestrian experience, without 
prohibiting visual connection to the Core Area businesses and services.  

The minimum street tree and parking space tree requirement found within section 16-7-30(e) combined 
with a minimum of 30% of all trees to be evergreen will result in a heavily screened street frontage when 
the trees reach maturity. MDS acknowledges that the regulations require fewer trees within Core Area zone 
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district since front yards are not necessarily required; however this would not be the case for the Gateway 
Project, which is within the Commercial zone district.   

The Town should revise its street tree and parking lot standards 
to require a ‘see through’ buffer treatment when adjacent to 
pedestrian sidewalks.  This will help to preserve key views within 
the Core Area while still screening parking lots.  MDS also suggest 
requiring street trees within the public right-of-way for all properties, 
but reducing the number of trees required per linear feet.  This 
will ensure that trees are provided to help shade and define the 
pedestrian environment while opening up views into the Core Area 
businesses.  The Town may also want to consider reducing or 
eliminating the required percentage of evergreen trees within the 
Core Area zone district, since these create a dense visual barrier 
without the option of a clear zone. 

Building Location
Finally, Dillon’s Core Area has a very distinct building and property 
ownership pattern, which contributes to the disconnect between 
the businesses and potential patrons.  As can be seen in Figure 3, 
most of the parcels align with the building footprints, with surrounding parking and landscaped areas owned 
and maintained by the Town.  This is very different from a typical pattern of property ownership, in which 
properties extend around buildings to the street or adjacent property lines (as shown along Three River 
Street in Figure 3).

The impact of this pattern makes it almost impossible for buildings to directly front the sidewalk and 
engage with or be visible to pedestrians and vehicles, even if the Code has no established front yard/
setback requirements.  This issue can only be addressed through active participation on the part of the 
Town, working with property owners to re-plat properties and/or identify key sites the Town could market to 
developers for priority redevelopment projects.   Once the town has decided on key town-owned properties 
for high-priority redevelopment, the town should actively market the site(s).  Additionally, a Request for 
Qualifications (RFQ) could be issued to provide an opportunity for developers to demonstrate their interest 

Figure 3. Core Area Lot Configuration
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and capability to develop a project consistent with the Town 
Center vision and goals.  This is a common practice these 
days as it sends a strong message to the development 
community that the town is willing to take an active role in 
town center revitalization.  A sample RFQ issued by the 
Commerce City Urban Renewal Authority has been included 
in Appendix B.  Any such catalytic project would need to be 
in line with the Town Center vision pursuant to the existing 
guiding documents or a subsequent Downtown Strategic 
Plan.  It is important that the Town have significant public 
outreach and education before any of the above steps 
are pursued.  This includes reviewing the Town’s vision 
documents and updating them, as necessary.

4.  Provide a Positive and Approachable Image for Dillon’s Town Center
The first step in providing a positive town image is for all appointed and elected officials to have a sound 
understanding of their roles and responsibilities.  The public sector plays an important role in the land 
development process by establishing the rules of the game.  The system of regulating development is 
based on a balance between the rights of individual property owners and the overall public interest.  In 
Colorado, the Comprehensive Plan provides the framework for regulatory tools like zoning, subdivision 
regulations, annexation, building codes, and policy initiatives.   Appointed and elected officials are bound by 
their existing regulatory framework and must rely on said documents in making sound land use decisions 
which helps prevent accusations that land use decisions have been made in an arbitrary or capricious 
manner.  

When pursuing physical redevelopment, it 
is important to have an understanding of 
the developer’s perspective and perception 
of the Town’s regulatory framework (review 
processes).  For most developers, the 
transparency, ease, and efficiency of the 
development review process are important 
factors in their decision-making.  Upon review 
of the 2013 planning case logs, discussions 
with various Town committees and community 
stakeholders, there was little evidence that 
the current land use regulations stifle the 
development or redevelopment of Dillon 
Town Center.  The current development 
review processes, specifically, the Planned 
Unit Development (PUD) review processes 
are consistent with that of neighboring and 
comparable communities.  The lack of vision 
or Plan for the Core Area and existing pattern 
of property ownership seem to be the major 
stumbling blocks to successful revitalization 
efforts. 

While the Town has been asked to accept and 
approve by resolution, a “Master Plan” from 
the Dillon Gateway Project Group, it wasn’t 
asserted that it was because the development 
review process was cumbersome or inefficient.   
Rather, the property owners stated they need 

Roles and Responsibilities
Elected Officials
•	 Use enabling authority and charter to protect public interest
•	 Make policy and legislate
•	 Review development applications
•	 Hire staff and appoint boards that will further the Town’s mission
•	 Provide general direction and ongoing two-way communication
Planning & Zoning Commission
•	 Advisory to elected Council
•	 Per State Statute, prepare and recommend changes to the 

Comprehensive Plan
•	 Apply current policy and regulations
•	 Review development applications
•	 Regularly assess planning policies and regulations; make 

recommendations for changes
•	 Serve as voice of community on land use
Staff
•	 Staff and consultants provide technical expertise and guidance
•	 Assist with research
•	 Staff review/report
•	 Advise Planning and Zoning Commission and elected officials
Development Community (Developers)
•	 Learn and respect adopted rules and processes
•	 Expect fair and predictable process
•	 No “working the system”
•	 Communicate issues and concerns
•	 Have realistic expectations and an understanding of the role of 

government
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to avoid development review costs in their entirety in order to “raise their property values and attract the 
investors.”   It is not recommended that any community ignore their current land use regulations or revise 
them so a specific property owner can raise their property values in hopes of attracting investors.  With that 
being said, there are a few process changes the Town could consider that would make their PUD process 
more streamlined and user-friendly. 

Process

The Town’s PUD process currently involves one Planning and Zoning Commission and one Council 
hearing, with an optional Concept Plan and “preliminary plan,” the latter of which has no clear 
purpose or explanation.  The Town should consider revising the PUD process to a clear 2-step 
process, which would include both a preliminary and final PUD submittal and approval.  The 
preliminary process could replace the current optional “Concept Plan” review outlined in 16-5-130 
(b).  The benefit of this approach is that it allows Town staff, officials, and the public to review a 
“concept plan” first, and then to work with the applicant to refine the project details in the final PUD.  
Applicants can have the option to pursue these processes concurrently, to reduce review time and 
costs, if it is determined in the pre-application meeting that the project is adequately simple.  This 
process is similar to the Town’s subdivision process, which includes both preliminary and final 
submittals.   As part of the above change, the Town should remove all reference to the “preliminary 
plan.” 

 The Town may also wish to consider a Level I or II administrative process for minor amendments, 
at the discretion of the Town Manager following the pre-application meeting, or if the changes 
are less than ten percent (10%).  This would provide flexibility for smaller changes not otherwise 
anticipated at the time the initial application was approved.

Once the town has confirmed or updated the existing guiding documents, all regulatory documents 
should be revised to implement said vision and goals of the community.   The town should then develop 
a development handbook that provides an overview of steps necessary to develop or redevelop a project 
within the Town of Dillon.  The handbook should include development review flow-charts, submittal 
checklists, sample submittal documents, etc., to assist landowners, developers, consultants, contractors 
and average citizens navigate through the development review process thereby presenting a welcoming 
image for the Town.

5.  Bring People into Dillon’s Town Center
People are the final and underlying key to a strong and vibrant downtown.  Bringing people in year-round 
was a major recommendation to come out of the Town’s previous research and planning documents, 
including the 2012 Comprehensive Plan, the Dillon Town Center Vision and Direction Report, and 
the Urban Renewal Plan.   The Town has been asked to consider allowing hospitality and timeshare 
development in the Core Area and thus warrants analysis here.

Hospitality & Timeshare Development
Timeshare development, also known as fractional fee or interval 
ownership development, has a property ownership structure in which 
multiple parties hold rights to use the property for an allotted time.  Like 
the rest of the tourism industry, timeshares were hit hard during the 
recession, and have been slower to bounce back than standard hotels 
because of the need for patrons to have access to significant credit.  
However, globally it is one of the faster growing segments of the tourism 
industry.

The key question for Dillon in evaluating timeshare development 
in the Gateway Project area is the potential impact it will have 
on the community, and the Town Center in particular.  One major 
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recommendation that came out of the Leland Study was the need to pursue catalytic projects that would 
bring people into the Town Center area year-round.  This concept was carried through into the Town’s 
Comprehensive Plan Update, Vision and Direction document, and Urban Renewal Plan.  The Leland Study 
focused on residential development as recommended catalyst projects, such as affordable housing, mixed 
use, and senior housing.  Hotel uses were identified in both the Vision and Direction document and the 
Comprehensive Plan as another potential use to achieve this goal. 

Attracting timeshare development is not a goal of the current Comprehensive Plan, as there are concerns 
with implications of timeshare development.  Studies have shown that timeshares tend to generate 
significantly less overall visitor spending and local tax revenue per room than hotels or vacation homes.4    
In order for them to be successful, it requires an environment where there are already many people in the 
area (e.g., Orlando, Florida, etc.) to attract more people to purchase timeshares accordingly.  Unfortunately, 
the lack of people in Dillon’s Town Center is one of the most significant challenges the Town faces.  The 
potential applicants have not submitted evidence that timeshare development would be successful in 
Dillon, that it fills an unmet market need, is consistent with community vision and goals or that it will provide 
a clear and quantifiable benefit to the town.  As such, it is not recommended that the Town offer any type of 
approvals or incentives until the applicant can demonstrate how the above-mentioned items are addressed.  

Public/Private Partnerships
In addition to all of the tools and recommendations provided above, the successful revitalization of a 
commercial area almost always requires local government to be an active partner in the process.  Public 
investments can signal to investors or developers that 
change will happen and is welcome, and sharing costs or 
other burdens can help make a catalytic project possible 
that otherwise might not be able to get off the ground 
early in the revitalization process.  The Town has already 
begun to implement key public improvements, such as 
the new wayfinding signs and banners.  However, the 
Town has been less successful in identifying ways to 
work with developers on projects that will benefit the 
Town and align with its vision documents.

Before the Town of Dillon can become an active partner 
with the Dillon Gateway Project Group, there must be 
a real project for them to consider.  It cannot be landowners that hope to sell their property to someone 
who would development it sometime in the future.   There needs to be a sound project concept, design, 
development commitments in place, market study/analysis  completed and funding provided to go through 
the entitlement process.   As previously mentioned, the Dillon Gateway Project Group has not provided 
evidence that the hospitality and timeshare development component of their project is consistent with the 
goals and policies of the existing guiding documents,  the market would support it or that it’s an economic 
development opportunity that should be pursued.   If the Town feels that hospitality and timeshare 
development is something that the town needs, then the guiding documents need to be updated to reflect 
support accordingly.  

Since there is currently no support in the guiding documents for this type of development, the Town 
Council could not approve the project or offer incentives.  In order for the project to move forward, all of the 
above-mentioned parameters must be in place, and the development review process must be followed.  
Additionally, a market study/fiscal analysis should be submitted so that town can evaluate the projects 
benefits, weigh the risks, and understand the financial gaps to evaluate appropriate incentive offers, if any.  

We have already identified a number of approaches in this document that the Town can take to partner, 
including identifying and actively marketing priority redevelopment sites.  The final important step that 
the Town can take is to adopt a detailed incentive policy to help attract the type of new development 

4	  https://hospitality.ucf.edu/files/2011/09/Economic-Impact-Osceola-County-Tourism11.pdf
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necessary to kick-start redevelopment in Dillon’s Town Center.  It will need to be specific enough to 
ensure that the time and money being provided will be a good investment for the community, including 
information on eligibility, what assistance is available, the application process, and evaluation criteria.  The 
Town Center Vision and Direction document clearly identifies some recommended incentive types and 
general criteria.  The Town should use this as a starting point, working with Council and staff to establish 
more specifically what assistance can be provided and how.   The policy should reflect the community’s 
vision identified in the Comprehensive Plan and any subsequent Downtown Plan, and should include the 
following elements:

•	 Purpose

•	 Community Goals (from Downtown/Comprehensive Plan)

•	 Eligibility (who can apply)

•	 Priority Businesses (from Downtown Plan/market analysis)

•	 Available Assistance (specifics)

•	 Application Process and Submittal Requirements

•	 Evaluation Criteria 

Once completed and adopted, this policy should be made available online, in the Town’s governmental 
offices, and provided to all new applicants.

Next Steps
Downtown revitalization is not an instant fix, and it will not happen overnight.  It cannot be a haphazard 
undertaking or a set of disparate projects.  A single project cannot revitalize Dillon Town Center.  It will 
require collaboration, focus, commitment, and continuity.  It requires community and business engagement, 
strong leadership, public/private partnership, and continual review of guiding documents to ensure that 
ideas and steps are still relevant to your community.  Success is measured in small increments, but with 
concerted effort and effective use of resources.  It is very important for the town to take a comprehensive 
approach to downtown revitalization and take the time needed to do so.  

The Town has to “buy in” to the importance of Dillon Town Center and announce intentions to focus 
resources there.  It is critical for the entire community to get on board.  It will take a range of 8-10 months 
to develop a Downtown Strategic Plan for the Town Center and a year to implement a self-sustaining 
structure and management.  This report has identified numerous recommendations and the detailed Action 
Plan will help tie them all together, connecting the dots between what Dillon has now and what it desires 
in the future.  The Action Matrix located in Appendix A outlines specific steps and timelines for the actions 
identified herein.    
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Appendix A.
Action Matrix
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ACTION ITEMS
Strategy/ Action Responsible Parties/Partners Timeframe How to Measure Success Steps to Take
Review all Town Guiding Documents, reports, studies 
(i.e., 2012 Comprehensive Plan, Dillon Town Center 
Vision and Direction Report, Leland Report, Town of 
Dillon Urban Renewal Plan, EDAC Parking Study, Core 
Area Business Inventory, Land Use Regulations, Parks 
Master Plan, etc.)

Town Council, Planning & Zoning 
Commission, Parks and Recreation 
Committee, EDAC, Dillon Business 
Association

1-3 Months 33 All documents reviewed and understood
33 Roles and responsibilities established

1.	 Create a tab on the Town’s website that 
includes all of documents that need to be 
reviewed

2.	 Draft instructions and include text that explains 
the importance of working knowledge of all 
town guiding documents

3.	 Post notice of subsequent community workshop
4.	 Offer to take written comments

Develop Action Matrix for consensus action items (low 
hanging fruit)

Planning staff, Town Council, 
Planning & Zoning Commission, 
Parks and Recreation Committee, 
EDAC, Dillon Business Association

3-5 Months 33 Consensus Action Matrix Finalized 1.	 Gather feedback from all stakeholders
2.	 Develop matrix on all actions where there is 

consensus
3.	 Adopt Action Matrix

Pursue Code Amendments supported by existing 
guiding documents:

1.	 Rezone Gateway Area to Core Area
2.	 Amend Zoning Regulations to allow increased 

Building Height in Core Area and w/in 100’ of Hwy 6
3.	 Revise list of permitted and conditional uses to 

more general land use categories
4.	 Vertical Mixed Use
5.	 Building Location
6.	 2-Step PUD Review Process

Town Council and the Planning and 
Zoning Commission, Plng Staff

6-8 Months 33 Text/zoning map amended 1.	 Draft text changes and zoning map changes
2.	 Public notice
3.	 Adoption public hearings 

Downtown Strategic Plan (Adopt as Comp Plan Element 
or Sub-Area Plan)

Town Council and the Planning and 
Zoning Commission, Plng Staff, 
EDAC, Dillon Business Association, 
stakeholders, citizens

8-10 Months 33 Data gathering/analysis completed
33 Leland Study Updated
33 Community workshops 
33 Draft Plan Text
33 Adoption and Implementation
33 Downtown Strategic Plan Posted on town’s website

1.	 Data Gathering/analysis on existing 
conditions and relevant town documents to be 
incorporated into community workshops

2.	  Update Leland Study 
3.	  Host community workshops (no more than 3) 

to engage community to ensure Plan support 
through adoption

4.	 Draft text
5.	 Adoption and implementation
6.	 Post on town’s website

Update Land Use Regulations, town policies and 
documents for consistency with Vision in Downtown 
Strategic Plan.

Town Council and the Planning and 
Zoning Commission, Plng Staff, 
EDAC, Dillon Business Association, 
stakeholders

3-6 Months 33 Land use regulations updated 1.	 Draft text and map changes
2.	 Public notice campaign
3.	 Community meeting(s)
4.	 Revise text per community input
5.	 Public notice
6.	 Adoption hearings
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ACTION ITEMS
Strategy/ Action Responsible Parties/Partners Timeframe How to Measure Success Steps to Take
Draft Development Handbook Planning Staff Ongoing 33 User-friendly handbook utilized by public

33 Citizens/developers/landowners easily navigate 
through the development review process

1.	 Draft handbook
2.	 Post on town’s website
3.	 Keep updated

Adopt Incentive Policy Town Council and the Planning and 
Zoning Commission, Planning Staff

10-12 Months 33 Incentive policy adopted 1.	 Draft incentives policy to include clear review 
criteria, review processes, town budget, etc.

2.	 Evaluate which incentives would best assist 
development community (i.e., fee waivers, 
retail sales tax sharing, zoning assistance, 
development approval facilitation, grants, etc)

Implement Dillon Town Center Self Sustaining Structure 
& Management

Town Council and the Planning and 
Zoning Commission, Planning Staff, 
EDAC, Dillon Business Association, 
stakeholders

1 Year 33 Town Center organizational structure and 
management in place

1.	 Self sustaining entities evaluated
2.	 Community meetings

Pursue Priority Redevelopment Sites (Catalyst projects) 
in Core Area

Town Council and the Planning and 
Zoning Commission, Planning Staff, 
EDAC

1-3 Years 33 RFP Issued
33 Concept Plan approved
33 Partner selected
33 Land assemblages completed 
33 Developer proposals received and developer 

selected

1.	 Draft RFQ/RFP
2.	 Issue RFQ/RFP
3.	 Execute development review process (i.e., 

replatting, etc)
4.	 Development partner selected
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Appendix B.
Sample RFQ – Commerce City
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