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CASE SUMMARY 
 

Regular Agenda 
 
 
 
PC Hearing Date:  April 10, 2024 
 
BCC Hearing Date: April 30, 2024 
 
 
19-129748 RZ Rezoning  
 
Case Name:  Ruikka Enterprises ODP Amendment 1  
 
Owner/Applicant: Ruikka Enterprises LLC, a Colorado limited liability company 
 
Location: 27618 Fireweed Dr, Evergreen 
 Section 3, Township 5 South, Range 71 West 
 
Approximate Area:  3.18 Acres 
 
Purpose:  To amend the existing ODP to allow an increase to Gross Floor Area and 

a reduction to parking standards for an existing brewpub 
 
Case Manager: Alexander Fowlkes 
 
 
Representative: Drew Schneider 
 
Issues: 

• Parking 
• Noise 
• Traffic on Residential Streets 

 
Recommendations: 
 • Staff: Recommends APPROVAL 
 
Interested Parties: 

• Neighbors 
 
Level of Community Interest: Moderate 
 
General Location: Northeast of the intersection of State Highway 74 and Meadow Drive 
 
Case Manager Information: Phone: 303-271-8719 e-mail: afowlkes@jeffco.us 
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PC RESOLUTION 



It was moved by Commissioner Spencer that the following Resolution be 
adopted: 

 
BEFORE THE PLANNING COMMISSION 

COUNTY OF JEFFERSON 
STATE OF COLORADO 

 
April 10, 2024 

 
RESOLUTION 

  
 
19-129748RZ  Rezoning 
Case Name:  Ruikka Enterprises ODP Amendment 1 
Owner/Applicant:  Ruikka Enterprises LLC, a Colorado limited liability 

company 
Location:  27618 Fireweed Dr, Evergreen 
 Section 3, Township 5 South, Range 71 West 
Approximate Area:  3.18 Acres 
Purpose:  To amend the existing ODP to allow an increase 

to Gross Floor Area and a reduction to parking 
standards for an existing brewpub 

Case Manager:  Alex Fowlkes 
 
The Jefferson County Planning Commission hereby recommends 
APPROVAL, of the above application, on the basis of the following facts: 
 
1. That the factors upon which this decision is based include evidence 

and testimony and staff findings presented in this case. 
 
2. The Planning Commission finds that: 

A. The proposed Rezoning from Planned Development (PD) to a 
Planned Development (PD) zone district, which allows for a 
greater GFA for a brewpub or vintner is generally compatible 
with the existing and allowable commercial and residential land 
uses in the surrounding area. 

B. The proposal is in general conformance with the Comprehensive 
Master Plan (CMP). The subject property is within Downtown 
Evergreen Activity Center of the Evergreen Area Plan, for which 
commercial uses are recommended. The proposal generally 
conforms with all applicable sections of the CMP goals and 
policies. 

C. The ability to mitigate the negative impacts of the proposed land 
uses upon the surrounding area has been considered and 
addressed by the written requirements in the ODP. These 
requirements address parking standards, prohibit outdoor 
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amplification of noise, and require the installation of traffic 
calming devices.

D. The subject property is served by the Evergreen Fire Protection 
District, the Evergreen Metropolitan District, which provides 
water and sanitation services, and the Jefferson County Sheriff’s 
Office. The existing infrastructure and services are adequate and 
available to serve the proposed uses.

E. The proposed Rezoning will not result in significant impacts to 
the health, safety, and welfare of the residents and landowners 
in the surrounding area.

Commissioner Liles seconded the adoption of the foregoing Resolution, and 
upon a vote of the Planning Commission as follows:

Commissioner Rogers  aye
Commissioner Spencer  aye

   Commissioner Becker  aye
Commissioner Duncan  nay

   Commissioner Bolin   aye
   Commissioner Liles   aye

Commissioner Messner  nay

The Resolution was adopted by majority vote of the Planning Commission 
of the County of Jefferson, State of Colorado.

I, Kimi Schillinger, Executive Secretary for the Jefferson County Planning 
Commission, do hereby certify that the foregoing is a true copy of a 
Resolution duly adopted by the Jefferson County Planning Commission at a 
regular hearing held in Jefferson County, Colorado, April 10, 2024. 

____________________________
Kimi Schillinger
Executive Secretary  

_______________________________ ____________________ __________________________________________________ ____
i SSSSSSSSchillinger
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Staff Report Summary
 

 
Planning and Zoning

02-24-2020

Case Number: 

Case Summary

Purpose

  
Case Name Case Manager Formal Submittal Date

    
Pre-Application Date    Community Meeting Date    PC Hearing Date    BCC Hearing Date     Next Process

 
Applicant/Representative, check if same as owner:  Owner

      

 
Pin  General Location

Land Use and Zoning

Existing Land Use: Existing Zoning: CMP Recommended Land Use: Requested Zoning:

Plan Area:  Number of citizens at Community Meetings: 

PC Recommendations:  Level of Community Interest: 

Key Issues: 

Criteria for Rezoning:

Summary of Process
•  

Commissioners’ Hearings.
19-129748RZ

To amend the existing ODP (Ruikka Enterpises ODP) to allow a greater Gross Floor Area for the existing brewpub

Lariat Lodge Rezoning Alexander Fowlkes January 27th, 2020

October 10th, 2019 November 14th, 2019 April 10th, 2024 April 30th, 2024 Site Development Plan

Drew Schnieder Ruikka Enterprises LLC

27618 Fireweed Drive Evergreen 80439 3.18 3 5 71

300463070 West of Downtown Evergreen, North of St Hwy 74

Case Number:  19-129748RZ
Location: Sections 2, 3, 10, and 11, T5S, R71W

This product has been developed for internal use only. The Planning and Zoning Division 
makes no warranties or guarantees, either expressed or implied, as to the completeness,
accuracy or correctness of such products, nor accepts any liability arising from any
incorrect, incomplete or misleading information contained therein.
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Case Number:  19-129748RZ
Location: Sections 2, 3, 10, and 11, T5S, R71W

This product has been developed for internal use only. The Planning and Zoning Division 
makes no warranties or guarantees, either expressed or implied, as to the completeness,
accuracy or correctness of such products, nor accepts any liability arising from any
incorrect, incomplete or misleading information contained therein.
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Case Number:  22-128111RZ
Location: Section 10, T5S, R71W

This product has been developed for internal use only. The Planning and Zoning Division 
makes no warranties or guarantees, either expressed or implied, as to the completeness,
accuracy or correctness of such products, nor accepts any liability arising from any
incorrect, incomplete or misleading information contained therein.
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1. SUBJECT REQUEST 
The applicant, as owner of 27618 Fireweed Drive is requesting a Rezoning to amend the existing Planned 
Development (PD) to a new PD that would allow for a greater Gross Floor Area (GFA) of a Brewpub, 
Vintner, Restaurant, Specialty Restaurant than currently allowed under the existing ODP, while 
simultaneously reducing the parking requirements. The intent of this Rezoning is to introduce standards 
that would allow the existing Brewpub, The Lariat Lodge, to fully utilize the existing interior and deck space 
as seating area for the Brewpub, and to allow an outdoor seating area as well. The applicant’s Official 
Development Plan (ODP) proposes standards that would increase the allowable GFA for both the interior 
and exterior of the restaurant, prohibit any outdoor amplification during normal business operations, reduce 
the required parking ratio for the proposed use, and require the installation of traffic calming devices along 
nearby residential streets. Note that unless specifically addressed in the ODP, all other uses and standards 
of the Ruikka Enterprises ODP (recorded at reception number 2014065404) and the Zoning Resolution will 
apply. 
 

 
 

 
 

Figure 1 Subject Property Boundaries (Approximate) 
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2. CONTEXT 
The subject property consists of one platted parcel, Lot 1 of the Ruikka Subdivision. The subject property 
is located on the eastern edge of the downtown Evergreen area and is currently developed with a brewpub 
(the Lariat Lodge) that has been in operation since 2015. The property is bordered to the west and north 
by properties Zoned Commercial -One (C-1 -- Community Level) or a comparable PD, to the south by state 
right-of-way (ROW), State Highway 74, and properties zoned Mountain Residential – One (MR-1), and to 
the east by ROW and properties Zoned MR-1 that are developed with Single Family Homes.  
 
The subject property is in the Downtown Evergreen Activity Center and is located to the east of historic 
downtown Evergreen. The surrounding commercially zoned (C-1) parcels allow for Community Level 
commercial uses because there are more than 10 acres of contiguous C-1 zoned parcels. The community 
level subclass of C-1 zoning allows for retail, restaurant, and service uses, which have been developed in 
the surrounding area. This commercial area is directly adjacent to areas zoned Mountain Residential-One 
& Two (MR-1 & MR-2), that have primarily been developed with single-family homes. The Lariat Lodge 
property takes access from Fireweed Drive, and patrons of the Lariat Lodge access the property through a 
largely residential area. 
 
The subject property originally underwent a Rezoning in 2013 (13-114666RZ) to a PD that allows for 
conference facilities, offices (not to exceed 2000 sq ft Gross Leasable Area (GLA)), low intensity specialty 
goods and service uses (less than 2000 sq ft GLA), and a Brewpub or Vintner (not to exceed 4000 sq ft 
GLA). The property has since developed with the Lariat Lodge Brewpub, and has been expanded, outside 
of a County process, beyond the 4000 sq ft GLA maximum allowed by the current ODP. Note that the 
current ODP uses GLA as the limiting factor for usable area, which refers to the total floor area designed 
for the tenants' occupancy and exclusive use. The proposed ODP uses Gross Floor Area (GFA) as the 
limiting factor for usable area, which is defined as the total area of a building or structure.   
 

 
 
 
 Figure 2 Lariat Lodge 
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The expansions include a large outdoor seating area, and additional indoor seating area. If approved, this 
Rezoning would increase the allowable GFA, and the property owners will be able to get a building permit 
that would allow them to legalize the use of the additional seating area. If this rezoning is approved, a Site 
Development Plan (SDP) would be required. During the SDP process, staff would verify compliance with 
other applicable sections of the Zoning Resolution, Land Development Regulation, and the governing ODP.  
 

3. SURROUNDING ZONING/LAND USE 

 

Figure 3 Surrounding Zone Districts. The subject property is surrounded by Commercial properties to the North and West, State 
ROW to the South, and ROW/Residential/Event Center uses to the east 

 

 

 Adjacent Zoning Land Use 

North: Commercial-One (C-1) Religious Assembly 

South: Mountain Residential-One (MR-1)  State ROW / Religious Assembly  

East: Planned Development (PD) & 
Mountain Residential-One (MR-1) Single Family Residential, and Event Center 

West: Commercial-One (C-1) & Planned 
Development (PD) Vacant Land, Caretakers Residence, and Offices 
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4. SUMMARY OF PROPOSED CHANGES 
 

 Current Zoning Proposed Zoning 
Zone District Planned Development (PD) Planned Development (PD) 

Usable Area Brewpub or Vintner not to exceed 4000 
sq ft GLA 

 
Interior: Restaurant Seating, Bar/Bar seating, 

Kitchen, Kitchen spaces, Mechanical Area, 
Brewery area, Hallways, Restrooms, Storage, 

and Office area not to exceed 5,600 GFA 
 

Exterior: Patio Seating, Garden Seating, Deck 
Seating, Entry and Ramps, Storage area not to 

exceed 4,200 GFA 
 

Outdoor Amplification 
Outdoor Amplification is allowed, must 
comply with Jefferson County Noise 

Ordinances 

No Outdoor Amplification is Allowed 
Must comply with Jefferson County Noise 

Ordinances 
Off Street Parking Ratio 15 per 1000 sq ft GFA (Per ZR) 10 Per 1000 sq ft GFA 

 
Traffic Calming 

 
N/A 

 
Two speed humps with signage to be installed in 

approved locations within 120 days of RZ 
Approval 

 
 

5. TRANSPORTATION 

The proposed Rezoning would allow for increased allowable GFA (an increase of 5,800 sq ft GFA), and 
therefore increased traffic onto the surrounding roadway network. The applicant was required to submit a 
Trip Generation Analysis comparing the potential traffic generated by current zoning to the traffic generated 
by the maximum allowable GFA associated with this Rezoning. The applicant was not required to do a 
transportation study as the proposed development is expected to produce fewer than 1,000 average daily 
trips. 

The Trip Generation Analysis shows there would be 975 average weekday trips compared to 483 weekday 
trips generated under the existing zoning, and 1249 average weekend trips compared to 621 weekend trips 
generated under the existing zoning.  During the weekday PM peak hour, the project will average 53 trips 
in and 40 trips out, while the weekend peak hour will average 63 (Sat) or 77 (Sun) trips in and 56 (Sat) or 
63 (Sun) trips out. As a result of this rezoning, the Average Daily Trips (ADT) would be roughly doubled. 
Transportation & Engineering (T&E) has no concerns with this increase as the trips generated by the 
proposed Rezoning as the current roadway network can handle this increase in traffic. In response to the 
citizen concerns that patrons of the Lariat Lodge are driving at dangerous speeds along Iris and Fireweed 
drive, the applicant has proposed and included in the ODP the installation of two speed humps in 
accordance to construction details provided by T&E. The applicant will continue to work with T&E on the 
location of the speed humps to be constructed by the applicant. 
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6. CRITERIA FOR DECISIONS FOR REZONING APPLICATIONS 
  

Section 6 of the Zoning Resolution states, In reviewing Rezoning and Special Use applications, the 
Planning Commission and the Board of County Commissioners may consider the following criteria: 
 
a. The compatibility with existing and allowable land uses in the surrounding area.  
 
b. The degree of conformance with applicable land use plans.  
 
c. The ability to mitigate negative impacts upon the surrounding area.  
 
d. The availability of infrastructure and services.  
 
e. The effect upon the health, safety, and welfare of the residents and landowners in the 
surrounding area. 
 

 

 

a. The compatibility with existing and allowable land uses in the surrounding area. 

 
The subject property is bordered by commercial and residential land uses in the surrounding area. Staff 
finds the proposal compatible with the commercial uses in the surrounding area. The subject property and 
surrounding area are a designated activity center in the CMP and the same uses are allowed on the nearby 
commercially zoned parcels. These commercially zoned parcels would fall into the Community Level of C-
1 Zoning, and would therefore allow uses that are just as, if not more, intensive than the proposal.  
 
However, this property is in an uncommon situation as it takes access through residential areas via Iris 
Drive and Fireweed Drive and is situated relatively close to several single-family residential properties. 
While a use of this scale would be allowed in the other adjacent C-1 zoned parcels, this property is situated 
at the eastern edge of the Activity Center where it borders single family residential homes. The brewpub as 
allowed in the Ruikka Enterprises ODP is a commercial use that would be allowed in the Convenience level 
of C-1 Zoning. The proposed ODP would bring the use more in line with the Community Level C-1 uses 
allowable in the area, which will likely have impacts on the nearby single-family residences, and thus 
mitigation of negative impacts is required to make these uses compatible.  
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b. The degree of conformance with applicable land use plans.  

 

 
Summary 

Conforms with CMP? 

 

Land Use 

 
The CMP discusses the need for a variety of uses to create 
a vibrant, enduring community. The Plan encourages 
diverse communities in which to live, work, and enjoy 
outdoor recreation. 
 

 

Physical Constraints 

The CMP describes physical constraints as those physical 
features that due to safety concerns may potentially 
restrict where and how development occurs. Physical 
Constraints include geologic hazards and constraints, 
floodplains, wetlands, wildfire, radiation, landfills,
abandoned mines, and wildlife habitat 

 

Community 
Resources 

The CMP contains policies that relate to historic structures
or sites, scenic corridors, natural features, air quality, light,
odor and noise pollution, open space and trails. 

 

Infrastructure Water 
and Services 

The CMP describes the importance of new developments 
having adequate Transportation, Water and Wastewater, 
and Services. 

 

 
Staff concludes that the subject request is in general conformance with the applicable goals and policies of 
the Comprehensive Master Plan.  

Land Use: This property is within the Downtown Evergreen Activity Center of the Evergreen Area 
Plan of the Comprehensive Master Plan, for which the recommended land use is Commercial. The 
applicant’s proposal meets the CMP’s recommendation for commercial land uses.   
 
The CMP also recommends that development proposals within Activity Centers maximize the 
intensity of development while preserving the unique character of the community.  Staff has 
concerns as to whether this policy is met. The CMP states that new development should mitigate 
impacts on surrounding properties, and special care should be taken to ensure compatibility while 
transitioning from lower to higher intensity uses. The uses proposed would likely increase noise 
and traffic in the area. 

 
Physical Constraints: There are no floodplains or geologic hazards present on the property. This 
property is in the wildfire risk area and a significant wildlife habitat area. Evergreen Fire Protection 
district has no concerns with the proposed rezoning.  Because the request would allow for the 
expansion of an existing structure, staff concludes that the proposal would have little effect on the 
wildlife in the area. All outdoor lighting will be required to be shielded and downcast so as not to 
affect wildlife migration routes. 
 

The Comprehensive Master Plan (CMP), an advisory document required by State statute, 
contains Goals and Policies that are used to guide land use decisions.  The Area Plans section 
of the CMP contains supplementary policies and land use recommendations for evaluation.  
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Community Resources:  The subject property is within the Evergreen Conference District, which 
is a historic district on the National Register of Historic Places. Because the proposed zoning would 
legalize the expansion of the existing structure, the proposal is not expected to have an effect on 
the historic character of the building or district. The subject property is not within a recognized view 
corridor of the CMP.  The proposed rezoning will not result in a significant visual impact on the 
surrounding properties because the building height standards are similar to those in the 
surrounding area, and not proposed to change. Additionally, there are no designated or proposed 
trails in this area.  
 
 
Infrastructure, Water and Services:  Existing infrastructure and services are available and 
adequate to support the proposed Rezoning. The subject property receives fire protection from 
Evergreen Fire Protection District and water/sewer services from the Evergreen Metropolitan 
District. Will serve letters have been submitted from all these agencies. Additionally, the subject 
property receives law enforcement services from the Jefferson County Sheriff’s office.  Lastly, the 
applicant’s Trip Generation Analysis concludes that the existing traffic network can support the 
development, and T&E has no concerns. However, the CMP states that New Development should 
minimize non-residential traffic on existing residential streets, and this proposal will increase traffic 
onto Iris and Fireweed Drive (both are residential streets) as these are the only way to access this 
site. As a means to help address community concerns regarding increased and speeding 
automotive traffic, the applicant has proposed to install two speed humps to slow traffic through the 
residential areas. 
 
 

c. The ability to mitigate negative impacts upon the surrounding area. 
 
Staff identified potential negative impacts related to the proposed development which require mitigation. 
Since this is an expansion of the existing Brewpub, more parking is required so that cars do not park along 
the nearby residential streets. The applicant has proposed an alternative parking standard from the ZR, 
which would require 10 spaces per 1000 sq ft of GFA (98 total) but has not provided justification to support 
the alternative parking standard.  The Zoning Resolution by contrast would require 15 parking spaces per 
1,000 sq ft of GFA for this use.  In response to concerns over a lack of parking, the applicant has provided 
a shared parking agreement with the adjacent church property. The parking plan provided by the applicant 
shows 74 parking spaces on site, and 80 in the adjacent church property, but staff has concerns over these 
uses having conflicting peak hours that would result in a lack of parking. Furthermore, there are other uses 
that utilize the parking spaces identified on the applicant’s parking plan. However, the applicant will need 
to do a Site Development Plan to legalize the expansion of the Lariat Lodge, and the SDP cannot be 
approved until the parking standards in place are met, or the standard is modified through a subsequent 
rezoning. 
 
Additionally, there are concerns over the noise this expanded use may generate and its effect on the nearby 
residential properties. Specifically, the neighbors have expressed concerns about noise from the outdoor 
patio in the past. To address this, the applicant has prohibited any outdoor amplification, unless specifically 
allowed by a Special Event Permit. However, staff recommends additional mitigation, such as a noise 
buffering fence built in a location that would best buffer sound from the outdoor patio. 
 
And lastly, there are concerns over the increased traffic onto Iris Drive and Fireweed Drive, both of which 
are residential streets. While T&E has no concerns over the traffic network being able to absorb these extra 
trips, the applicant has proposed to install two speed humps along these streets in locations approved by 
T&E. It is important to note that the trips generated by this proposal do not call for traffic mitigation 
measures, and these are being proposed and constructed by the owner to address public concerns over 
high speeds on Iris Drive and Fireweed Drive. 
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d. The availability of infrastructure and services. 

Staff’s analysis found that infrastructure and services are available and adequate to support the proposed 
uses. As discussed above, the applicant has provided proof of water, sewer, and fire, and emergency 
service sufficient to serve the proposed development. Additionally, the applicants Trip Generation Analysis 
was reviewed by T&E, which had no concerns over the traffic system being able to absorb the traffic 
generated by this development. Any public improvements that may be required will be addressed during 
the subsequent Site Development Plan.  
 
 
e. The effect upon health, safety, and welfare of the residents and landowners in the 
surrounding area.  
 
If the standards set forth in the Zoning Resolution and the proposed ODP are followed, the proposed land 
use will not result in significant impacts to the health, safety, and welfare of the residents and landowners 
in the surrounding area.   

7. COMMERCIAL MINERAL DEPOSITS 
No known commercial mineral deposits exist on the subject property. 

8. COMMUNITY MEETING 

A Community Meeting was held on November 14th, 2019. There were 95 individuals in attendance. The 
primary concerns raised by the public at this meeting included issues with the increase in traffic, noise 
impacts, and changing impacts to the neighborhood. 
 

An additional Community Meeting was held on November 9th, 2023, in order to inform the public about 
how the project has progressed after the case was paused due to the Covid-19 Pandemic. There were 30 
individuals in attendance. The public was informed that this case was still progressing, and the concerns 
were largely the same. 

9. COMMUNITY/REFERRAL RESPONSES 
During the processing of this Rezoning application, Staff received several citizen comments. The public 
comments were primarily concerned with the following: 
 

 Traffic Mitigation along Iris Dr and Fireweed Dr 
 High Speeds along Iris and Fireweed 
 Commercial Trucks on Residential Streets 
 Noise generated by outdoor seating area 
 Lack of Parking 
 Lighting  
 Wildlife Accessing Trash Containers 

 
T&E has no concerns over the roadway network being able to absorb the trips associated with this proposal. 
Additionally, the applicant has added written restrictions that would require the installation of traffic calming 
measures along Iris Drive and Fireweed Drive. To address noise concerns, the applicant is prohibiting 
outdoor amplification. Lighting is not being addressed in the ODP.  The applicant is required to comply with 
the Lighting standards of the ZR. Regarding parking, the applicant will be required to verify that they have 
enough parking to support the proposed expansion as a part of the subsequent SDP. Lastly, the subject 
property is in a significant wildlife habitat area, but no written restrictions addressing this have been 
proposed. 
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10. AGENCY REFERRAL RESPONSES  
This application was sent on three referrals to 11 Jefferson County Departments & Divisions and 12 external 
agencies. All referral agencies are satisfied with the applicant’s proposal and the changes made to their 
materials, and there are no known outstanding issues with the referral agencies.  

11. NOTIFICATION 
Notification of the proposed development was provided in accordance with the Zoning Resolution. 
Postcards were mailed to all property owners within ¼ mile of the subject property, all registered 
associations within 2 miles were sent e-mail notifications, and signage was posted in locations deemed 
sufficient by staff. 
 
 

12. POST HEARING REVIEW 
If the Rezoning is approved, the post hearing review shall be in accordance with the Zoning Resolution as 
follows:  

Planned Development: The applicant shall have 28 days after Board of County Commissioner’s approval 
to submit a ‘clean’ copy of the approved red-marked ODP and pay the recordation fees. The Case Manager 
will have 7 days to review the submitted ODP. If the revisions have been made in accordance with the 
approval conditions, Staff will affirm and record the ODP documents, as appropriate. If the submitted 
documents are not in conformance with the approved red-marked ODP, the red-marked ODP shall be 
recorded.    
 

13. SUBSEQUENT PROCESSES 
 

Site Development Plan:  Should this rezoning be approved, the applicant will need to apply for a building 
permit to legalize the usage of the additional GFA that has been built by the applicant. Per the Zoning 
Resolution, when a building permit where the proposed addition is greater than 2,500 sq ft GFA or an 
increase in GFA greater than or equal to 25% of the existing structure is applied for, a Site Development 
Plan will be required. Legalization of the existing outdoor seating through a building permit would be 
considered an expansion of the existing use, similar to an addition to the building. 

Building Permit: Although the additional GFA has already been built by the applicant, they will need to 
apply for Building Permits in order to formalize the built expansion, at which time Planning Staff will review 
the proposal for conformance with the approved Site Development Plan. 

 

SUMMARY OF STAFF ANALYSIS AND RECOMMENDATION 
Staff’s analysis concludes that the proposed Rezoning to an amended PD district will be compatible with 
the existing and allowable commercial uses in the area, and generally compatible with the nearby residential 
uses so long as impacts are mitigated.  The proposal is in in general conformance with the CMP because 
the subject property is within the Downtown Evergreen Activity Center for which commercial uses are 
recommended. The proposed rezoning could have negative impacts related to noise and traffic that would 
require mitigation, and the applicant has proposed written restrictions to address these impacts. 
The proposed rezoning will not create unmitigated negative impacts to the surrounding area. The 
infrastructure and services are in place to support the proposed use and will not result in unmitigated 
impacts to the health, safety, and welfare of residents and landowners in the surrounding area. For these 
reasons, staff recommends APPROVAL of the proposed Rezoning.  
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FINDINGS:  
Based on the analysis included in this report, staff concludes that the proposal addresses each of 
the criteria below which the Board of County Commissioners may consider, as detailed in 
subsection 6 of this staff report. 

1. The proposed Rezoning from Planned Development (PD) to a Planned Development (PD) 
zone district, which allows for a greater GFA for a brewpub or vintner is generally compatible 
with the existing and allowable commercial and residential land uses in the surrounding 
area.  
 

2. The proposal is in general conformance with the Comprehensive Master Plan (CMP). The 
subject property is within Downtown Evergreen Activity Center of the Evergreen Area Plan, 
for which commercial uses are recommended. The proposal generally conforms with all 
applicable sections of the CMP goals and policies.   
 

3. The ability to mitigate the negative impacts of the proposed land uses upon the surrounding 
area has been considered and addressed by the written requirements in the ODP.  These 
requirements address parking standards, prohibit outdoor amplification of noise, and 
require the installation of traffic calming devices.  

 
4. The subject property is served by the Evergreen Fire Protection District, the Evergreen 

Metropolitan District, which provides water and sanitation services, and the Jefferson 
County Sheriff’s Office. The existing infrastructure and services are adequate and available 
to serve the proposed uses.  
 

5. The proposed Rezoning will not result in significant impacts to the health, safety, and 
welfare of the residents and landowners in the surrounding area.   

 
 

PLANNING COMMISSION: 
Planning Commission Recommendation (Resolution dated April 10, 2024 attached):   
 

Approval X (5-2) 

Approval with 
Conditions 

Denial 

 

The case was scheduled on the Regular agenda of the Planning Commission. The Planning Commission 
heard testimony from twelve members of the public; one in support and eleven in opposition to this case.  
The citizens’ concerns were about traffic, speeding, noise, safety, lighting, history of zoning violations, 
and lack of parking.  Staff discussed for the Planning Commission that the applicants, working with 
Planning and Zoning, Road and Bridge, and Transportation and Engineering, have agreed to install two 
speed humps in locations identified by Transportation and Engineering. Staff also discussed with the 
Planning Commission the requirement for a Site Development Plan if the Rezoning is approved.  The Site 
Development Plan process will include a review by staff of whether the zoning requirements for lighting 
and parking have been met.  After discussion, the Planning Commission voted to recommend approval of 
the Rezoning on a 5-2 vote. 
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BOARD of COUNTY COMMISSIONERS ACTION: 
The Board of County Commissioners is charged with reviewing the request, staff report, and 
Planning Commission recommendation, receiving testimony and evidence on the application, and 
approving or denying the request. 
 

COMMENTS PREPARED BY: 
 

Alexander Fowlkes 
_________________________ 

Alexander Fowlkes 
Planner 

April 15, 2024 

 



PROPOSED 
ZONING 
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Ruikka Enterprises ODP Amendment 1 
Rezoning Case #19-129748 

 
A. Intent  

The purpose of this Rezoning is to expand the gross floor area for a brew pub and 
restaurant. 

 
B. Written Restrictions 

All of the uses and standards of the Ruikka Enterprises ODP (reception #2014065404) and 
other applicable sections of the Zoning Resolution shall apply to the property as shown 
on the graphic attached hereto as Exhibit A, and more particularly described in the legal 
description attached hereto as Exhibit B, with the following modifications: 
 

1. Permitted Uses -- Use Area A.1.c. 
a. Brewpub, Vintner, Restaurant, Specialty Restaurant: 

i. Exterior: Patio Seating, Garden Seating, Deck Seating, Entry 
and Ramps, Storage area not to exceed 4,200 GFA, 
collectively. 

ii. Interior: Restaurant Seating, Bar/Bar seating, Kitchen, 
Kitchen spaces, Mechanical Area, Brewery area, Hallways, 
Restrooms, Storage, and Office area not to exceed 5,600 
GFA, collectively.  

2. Noise:  No outdoor amplification allowed, unless specifically allowed with 
special event permit.  

3. Off-Street Parking Ratio: 
10 parking spaces per 1,000 sq. ft. of gross floor area (GFA) for the Brewpub, 
Vintner, Restaurant, Specialty Restaurant. 
 

4. Two traffic calming speed humps with signage for same constructed on Iris 
Drive and Fireweed Drive in accordance with the detail attached hereto as 
Exhibit C, the location map attached hereto as Exhibit D, and in 
conformance with section 15.A.1.c.9. of the Land Development Regulations.  
Said speed humps will be constructed by Owner within 120 days of this ODP 
approval. 
 
 
 
 
 
 
 
 
 
 

 



Ruikka Enterprises Amendment                        Case No. 19-129748RZ                        Page 2 of 2 
 

APPROVED FOR RECORDING: 
 
This Official Development Plan, titled Ruikka Enterprises ODP Amendment 1, was approved the 
___________ day of __________2024, by the Board of County Commissioners, of the County of 
Jefferson, State of Colorado and is approved for recording.  The owner of the property governed 
by this Official Development Plan at the time of approval is ____________________.   
 
By: Jefferson County Planning and Zoning Director 
 
Signature:        ________________________       
Date:                 ________________________     





Iris Dr./Fireweed Dr. Speed Humps
Contact Jeffco 3 weeks prior to install; Jeffco will stake sign locations then

Fireweed Dr.

Iris Dr.

Loco Lane

Install - speed hump

Install - advisory-"SPEED HUMP" (W17-1),
and 15 MPH speed (W13-1) (staked)

Install - advisory-"SPEED HUMP" (W17-1),
and 15 MPH speed (W13-1) (staked)

Install - speed hump

Install - advisory-"SPEED HUMP" (W17-1),
and 15 MPH speed (W13-1) (staked)

Install - advisory-"SPEED HUMP" (W17-1),
and 15 MPH speed (W13-1) (staked)



MAPS 
  



Case No.    19-129748RZ  
Legal Description

Street Location of Property   27618 Fireweed Drive      
Is there an existing structure at this address? Yes     X     No _____  

Type the legal description and address below.

LOT 1, RUIKKA SUBDIVISION, RECORDED AT RECEPTION NUMBER 2014065405,
JEFFERSON COUNTY, CLERK AND RECORDER.
CONTAINING 138,582 SQUARE FEET, OR 3.18 ACRES, MORE OR LESS.

Section 2, 3, 10, and 11   Township  5 S.    Range  71 W.  
Calculated Acreage    3.18 Acres     Checked by:     Ben Hasten   
Address Assigned (or verified)   27618 Fireweed Drive



Case Number:  19-129748RZ
Location: Sections 2, 3, 10, and 11, T5S, R71W

This product has been developed for internal use only. The Planning and Zoning Division 
makes no warranties or guarantees, either expressed or implied, as to the completeness,
accuracy or correctness of such products, nor accepts any liability arising from any
incorrect, incomplete or misleading information contained therein.
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Location: Sections 2, 3, 10, and 11, T5S, R71W

This product has been developed for internal use only. The Planning and Zoning Division 
makes no warranties or guarantees, either expressed or implied, as to the completeness,
accuracy or correctness of such products, nor accepts any liability arising from any
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Case Number:  19-129748RZ
Location: Sections 2, 3, 10, and 11, T5S, R71W

This product has been developed for internal use only. The Planning and Zoning Division 
makes no warranties or guarantees, either expressed or implied, as to the completeness,
accuracy or correctness of such products, nor accepts any liability arising from any
incorrect, incomplete or misleading information contained therein.
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Case Number:  19-129748RZ
Location: Sections 2, 3, 10, and 11, T5S, R71W

This product has been developed for internal use only. The Planning and Zoning Division 
makes no warranties or guarantees, either expressed or implied, as to the completeness,
accuracy or correctness of such products, nor accepts any liability arising from any
incorrect, incomplete or misleading information contained therein.
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COMMUNITY 
MEETING 
SUMMARY  
 
 

  



Case Number  Meeting Date Approx. # of Citizens # Signed in

Meeting Location 

Subject Property 

Property Owner Applicant/Representative

Summary of the Applicant's Presentation

Information Presented/Format of the Meeting

Overall Impression/Tone of Meeting

Main Points/Issues Raised by Citizens/Applicant's Response

100 Jefferson County Parkway, Suite 3550, Golden, Colorado 80419-3550

☎ 303.271.8700 • Fax 303.271.8744 • https://jeffco.us/planning-zoning
Planning &  
Zoning Division COMMUNITY MEETING SUMMARY

1-10-19

19-126228CMT 11/14 95 72

Evergreen Christian Church

27618 Fireweed Dr

Ruikka Enterprises LLC Anders Ruikka

Applying for rezoning in order to get in compliance and address violations.
Says that GLA was misunderstood during original zoning which is causing current problem
If Zoning does not pass, outdoor areas will be closed which will impact 25 employees jobs and bark garden
Lariet Lodge is a positive contributor to the community

Plan to address violations and answer community questions

Overall concern about traffic and noise impacts
Largest focus was on community impacts rater than rezoning
Generally neighborly, with passion

Will size increase?
Fund-raising benefits of Bark Garden
Traffic Impacts - people speeding through residential roads - # of trips
Noise impacts - music, fans
Emergency vehicle access
Traffic calming devices
Recognition of Lariet's accountability/responsibility to community
Zoning and allowed land uses
Changing character of neighborhood
Impact on wildlife
Lariet has good beer, good food, and neat views
If Lariet wasn't there, what would replace it?



Case Number  Meeting Date Approx. # of Citizens # Signed in

Meeting Location 

Subject Property 

Property Owner Applicant/Representative

Summary of the Applicant's Presentation

Information Presented/Format of the Meeting

Overall Impression/Tone of Meeting

Main Points/Issues Raised by Citizens/Applicant's Response

100 Jefferson County Parkway, Suite 3550, Golden, Colorado 80419-3550

☎ 303.271.8700 • Fax 303.271.8744 • https://jeffco.us/planning-zoning
Planning &  
Zoning Division COMMUNITY MEETING SUMMARY

1-10-19

23-131865CMT 11/09/23 30 30

Virtual

27618 Fireweed Dr

Anders Ruikka Drew Schnieder

Applicant presented the new ODP to the public and outlined what they have done through the process so far.

Proposed Written Restrictions
Addressed issues the public has had with this case

Public was respectful but not hesitant to point out previous issues with this case

Concerns Over Parking
Potentially wanted to implement traffic calming devices other than speed bumps (Tabletops?)
Serious concerns over noise
Evergreen Church has had parking issues at times, which will further exaggerate problem



REFERRAL 
COMMENTS 

  



 
 
ADDRESSING  

MEMO 
 
 
 
 
 

 
 
To: Todd Hager 
FROM: Christine Derby 
SUBJECT: 19-129748RZ 27618 Fireweed Drive 
DATE: February 5, 2020 
________________________________________________________________ 
 
Addressing offers the following comments on this proposal: 
 
1. The purpose of this rezoning is to amend the existing ODP to allow a larger area-to 

include an outdoor patio-for a restaurant/brew pub. 
 

2. Access is from Fireweed Drive. 
 

3. There is a valid existing address, 27618 Fireweed Drive, in the addressing database. 
This address will not change with this Rezoning. 

 
Please let me know if you have any questions. 
 





Memorandum
To: Todd Hager   

Planner

From: Patrick O’Connell
Engineering Geologist

Date: February 20, 2020

Re: 27618 Fireweed Dr, Case No. 19-129748RZ

The intent of the application is to rezone to PD. I have the following comment.

1. The site is not within a zoned or unzoned geologic hazard area and reports are not required with 
the rezoning process. 

2. The property is located within the Mountain Ground Water Overlay District. However, this 
property is served by the EMD. 



 

 Siting and Land Rights       
             

   Right of Way & Permits 
      

  1123 West 3rd Avenue 
  Denver, Colorado 80223 

  Telephone: 303.571.3306 
               Facsimile: 303. 571.3284 

         donna.l.george@xcelenergy.com 
 
 
February 24, 2020 
 
 
 
Jefferson County Planning and Zoning 
100 Jefferson County Parkway, Suite 3550 
Golden, CO  80419 
 
Attn: Todd Hager 
 
Re:  Lariat Lodge Amendment No. 1 Rezone, Case # 19-129748RZ 
 
Public Service Company of Colorado’s (PSCo) Right of Way & Permits Referral Desk 
has reviewed the request for the Reata West Rezone. Please be advised that Public 
Service Company has existing natural gas and electric distribution facilities within the 
areas indicated in this proposed rezone. Public Service Company has no objection to 
this proposed rezone, contingent upon PSCo’s ability to maintain all existing rights and 
this amendment should not hinder our ability for future expansion, including all present 
and any future accommodations for natural gas transmission and electric transmission 
related facilities. 
 
Should the project require any new natural gas or electric service or modification to 
existing facilities, the property owner/developer/contractor must complete the 
application process via xcelenergy.com/InstallAndConnect.  
 
 
Donna George 
Right of Way and Permits 
Public Service Company of Colorado dba Xcel Energy 
Office:  303-571-3306 – Email:  donna.l.george@xcelenergy.com 
 



NOTIFICATION 
SUMMARY  
+ 
PUBLIC / HOA 
COMMENTS 

  



Notification Summary
Planning and Zoning

form revised 11-07-2023

Case Number

As a requirement of the Jefferson County Zoning Resolution, the following Level 1 notification was provided for 
this proposal.

Property Owners Registered Associations

1/4 mile
two mile

19-129748RZ
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Alexander Fowlkes

From: Hannah Hayes <chiyalater@gmail.com>
Sent: Sunday, April 7, 2024 9:53 PM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Greetings Alex,  
 
I’m very concerned about ongoing the situation in Hiwan Village. Lariat Lodge is not in compliance 
with the agreements they made in 2014 to cooperate with our neighborhood regarding noice, traffic 
control, and lighting. My road just above Iris has been impacted by traffic and we have so many 
young kids living here now, it scary. Visitors are not respectful or careful. Also the constant running of 
the kitchen exhaust fan is out of place in our formerly quiet slice of Evergreen.  
 
It’s disturbing that noncompliance goes on and that in and of itself continues a dangerous precedent 
that is happening all too often. Please protect our laws and require Lariat Lodge to follow them.  
 
Thank you, 
Hannah 
  
Hannah Hayes 
28257 Lupine Drive 
Evergreen CO 
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Alexander Fowlkes

From: Michael Schumann <schumann.mps@gmail.com>
Sent: Monday, April 8, 2024 10:46 AM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Lariat Lodge Expansion Commission Hearings

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Hello,  
 
I am a resident of the Hiwan Village neighborhood negatively affected by the unregulated Lariat Lodge 
patrons and proposed expansion. I support the neighborhood's right for proper representation and 
inclusion in a just decision by both the planning commission and board of county commissioners. It is 
absolutely apparent that our neighborhood will be negatively impacted by the adverse effects caused by 
this expansion in its current state of ill regulation.  
 
Lariat Lodge does not monitor or regulate its impact on the surrounding neighborhoods, nor does it take 
accountability and responsibility for its patrons on site or in travel to and from its location. This 
requirement should be addressed foremost before any proposal for an expansion is even to be presented 
for review by the commissioners. 
 
It is the role and responsibility of the planning commission and board of county commissioners to 
prioritize the residences rather than the businesses. As proposed, this expansion will only further 
degrade the existing living conditions of our neighborhood. There needs to be a plan in place for 
enforcement and regulation to preserve the privacy, low noise, safety, and character of the adjacent 
residences and our neighborhood. Maintaining the liveability of this neighborhood needs to be the 
priority and is critically important because the success of mixed-use or commercial centers is 
economically and physically dependent on the support of adjacent neighborhoods.  
 
In its current state, myself, and the neighborhood, oppose this plan. I ask that you please document my 
opposition and concern to be presented to both the planning commission and the board of county 
commissioners.  
 
Please and thank you,  
-Michael 
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Alexander Fowlkes

From: Vard Nelson <vardnelson@gmail.com>
Sent: Tuesday, April 9, 2024 10:54 AM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Lariat Lodge Application

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Alex, 
 
I will be attending the Planning Commission in person, and I will be 
supporting the Lariat Lodge expansion. 
 
We are neighbors, one half mile from Lariat Lodge on Fireweed 
Drive.  When the "Bark Garten" was open before (non-permitted, we 
now understand) my wife and I enjoyed going there with our dog.  We 
considered it an enhancement to our community. 
 
Some of our neighbors disagree, and we understand.  My wife and I 
support the re-expansion, however. 
 
Thank you. 
 
Vard and Fran Nelson 
713.853.7604 
 
28319 Fireweed Dr, Evergreen, CO 80439 
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Alexander Fowlkes

From: Ariana Vasquez Lokey <acvlokey@gmail.com>
Sent: Tuesday, April 9, 2024 11:09 AM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Re: LARIAT - 19-129748-RZ

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Hi Alex, 
 
I hope your week is off to a good start. I am wondering why past communications around this case file 
are not included in the materials? Since this case has been ongoing since 2019 it seems strange to only 
include letters and communications from members of the community since the notice was sent out at 
the end of  March 2024.  
 
I think I am most concerned by the statements y'all make around impact on the neighborhood, 
specifically under 6e -  
"If the standards set forth in the Zoning Resolution and the proposed ODP are followed, the 
proposed land use will not result in significant impacts to the health, safety, and welfare of the 
residents and landowners in the surrounding area."  
 
I feel this is a lie and does not take into account that there are already significant impacts to the 
health, safety, and welfare of the property owners in the surrounding area. It seems the county is not 
listening to us at all. And I know I have said this before, but it is insane to me that this has been taking 
so long, the last community meeting in 2019 is far too long ago. And the other one was virtual - which 
does not allow for a good representation of people. The neighborhood has many new residents who 
have not been heard.  
 
How was this conclusion reached? How are you not aware of all the complaints against the Lariat 
currently?  
 
Any insight you have into this would be greatly appreciated, 
 
Ariana C Vasquez, PhD 
 
On Tue, Apr 9, 2024 at 10:59 AM Alexander Fowlkes <afowlkes@co.jefferson.co.us> wrote: 

Received,  

  

I’ll have this up when it is your turn to speak 
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Alex Fowlkes

Jefferson County Planning and Zoning

Planner

303-271-8719

afowlkes@jeffco.us| planning.jeffco.us

[togetherjeffco.com]

We encourage scheduling an appointment to see staff during our office hours Monday - Thursday. Please 
schedule appointments [jeffco-planning-and-zoning-hqorx.appointlet.com] and submit applications online. Go 
to planning.jeffco.us for more information.

From: Jack Bestall <jack@bestallcollaborative.com>  
Sent: Tuesday, April 9, 2024 10:32 AM 
To: Alexander Fowlkes <afowlkes@co.jefferson.co.us> 
Cc: Scott McDermid <smcdermid99@gmail.com>; Julie Bell <mcdbell99@msn.com>; Ariana Vasquez Lokey 
<acvlokey@gmail.com>; Patti Semler <pattisemler@yahoo.com>; Pamela Bestall <paris1036@yahoo.com> 
Subject: --{EXTERNAL}-- RE: LARIAT - 19-129748-RZ
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Hi Alex. Attached are the prese ntation exhibits that I will be using whe n I talk (in 3 mi nutes). T hank you for maki ng them availabl e at the he aring . From : Alexand er Fowlk es <afow lkes@  co. jefferson. c o. us> Se nt: Monday, April 1, 2024 9: 30  
ZjQcmQR YFpfptBannerStart 

 

This Message Is From an External Sender  
This message came from outside your organization.  

    Report Suspicious     
 

ZjQcmQR YFpfptBanner End 

Hi Alex.  

  

Attached are the presentation exhibits that I will be using when I talk (in 3 minutes). Thank you for making 
them available at the hearing.  

  

  

 

  

From: Alexander Fowlkes <afowlkes@co.jefferson.co.us>  
Sent: Monday, April 1, 2024 9:30 AM 
To: Jack Bestall <jack@bestallcollaborative.com> 
Cc: Scott McDermid <smcdermid99@gmail.com>; Julie Bell <mcdbell99@msn.com>; Ariana Vasquez Lokey 
<acvlokey@gmail.com>; Patti Semler <pattisemler@yahoo.com>; Pamela Bestall <paris1036@yahoo.com> 
Subject: RE: LARIAT - 19-129748-RZ 

  

Hi Jack,  

  

See my responses in red below 

  

Is it unusual for the County to allow a rezoning amendment to be considered without meeting the parking 
standard? 

We have considered the parking standard, and we too have concerns about the lariat lodge’s ability to meet 
parking. We do not think it’s impossible to meet the proposed parking ratio, but we see issues with the parking 
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plan provided. However, in order to formalize their expansion (we’re looking at the utilization of the outdoor 
space as an expansion since it was never permitted), they will need a building permit, and the building permit 
triggers our SDP process, at which point a comprehensive review of the parking standards will be done. 

  

A site plan is not required for an ODP, correct? 

No, a site plan is not required for an ODP. However, we did request a parking plan and that was reviewed 
alongside this request.  

  

How can the reduced parking standard be evaluated without it or conditioning any approval on requiring a Site 
Development Plan?  

See my first answer, we are going to require an SDP. 

  

Is the Staff making a recommendation on the case? 

Yes, we are recommending approval. My full evaluation can be found in the staff report once it is published. 

  

A couple of questions about the Lariat Case and Hearing. 

1. When will the Staff Report be published – did not find recent documents under the case file online using 
the http - would you send me a link or the document directly?  

My Staff report and case packet will be available in the case folder by the end of the week. It is still being 
reviewed by the county attorney’s at this moment 

2. What is the cut-off for public comment that will get into the PC and Commission packets?  

To make it into the case packets, I need comments to be e-mailed to me by the end of this week. However, 
any comments received prior to the hearing that do not make it into the packet will still be added to the case 
file and given to the commissioners. 

3. What is the speaker time limits at the hearing (3 minutes? ). 

3 minutes for general public, 10 minutes if you are the representative of a Jefferson County recognized 
association, such as an HOA. 

4. Is it possible to present exhibits at the virtual hearing – on the desk? Or by external drive?  

Your best course of action will be to e-mail me any exhibits, and I can share them on my screen at the 
hearing. Note that videos are not allowed to be shown though 

  

Let me know if you have any other questions 
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Alex Fowlkes

Jefferson County Planning and Zoning

Planner

303-271-8719

afowlkes@jeffco.us| planning.jeffco.us

[togetherjeffco.com]

We encourage scheduling an appointment to see staff during our office hours Monday - Thursday. Please 
schedule appointments [jeffco-planning-and-zoning-hqorx.appointlet.com] and submit applications online. Go 
to planning.jeffco.us for more information.

From: Jack Bestall <jack@bestallcollaborative.com>  
Sent: Saturday, March 30, 2024 7:48 AM 
To: Alexander Fowlkes <afowlkes@co.jefferson.co.us> 
Cc: Scott McDermid <smcdermid99@gmail.com>; Julie Bell <mcdbell99@msn.com>; Ariana Vasquez Lokey 
<acvlokey@gmail.com>; Patti Semler <pattisemler@yahoo.com>; Pamela Bestall <paris1036@yahoo.com> 
Subject: --{EXTERNAL}-- LARIAT - 19-129748-RZ
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Hi Alex. Is it unusual for the County to allow a rezoni ng ame ndme nt to be considered without meeting the parki ng standard? A site plan is not required for an ODP, c orrect? How c an the reduced parking standard be evaluated without it or conditioning  
ZjQcmQR YFpfptBannerStart 

 

This Message Is From an External Sender  
This message came from outside your organization.  

    Report Suspicious     
 

ZjQcmQR YFpfptBanner End 

Hi Alex.  

  

Is it unusual for the County to allow a rezoning amendment to be considered without meeting the parking 
standard? A site plan is not required for an ODP, correct? How can the reduced parking standard be 
evaluated without it or conditioning any approval on requiring a Site Development Plan? Is the Staff making a 
recommendation on the case? 

  

A couple of questions about the Lariat Case and Hearing. 

1. When will the Staff Report be published – did not find recent documents under the case file online using 
the http - would you send me a link or the document directly?  

2. What is the cut-off for public comment that will get into the PC and Commission packets?  
3. What is the speaker time limits at the hearing (3 minutes? ). 
4. Is it possible to present exhibits at the virtual hearing – on the desk? Or by external drive?  
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Thank you. 
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Alexander Fowlkes

From: Denise Stoner <denise@bodywisehealthoptions.com>
Sent: Tuesday, April 16, 2024 2:04 PM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Lariat Lodge Expansion

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Dear Mr. Fowlkes, 
 
As I sit to write you expressing my concerns regarding the traffic, speeding, and parking affecting the 
Hiwan Village neighborhood as a result of the Lariat Lodge,  I find myself questioning the sincerity of the 
process in which you ask for community input and then essentially ignore the concerns expressed by 
virtually all of the people who attended the planning commission meeting the other evening. 
 
I am imploring you to come look at the situations of parking, speed and travel during weekend hours, and 
most especially during weekend evening hours, when Ovation West and Center Stage are also being 
used for theatrical and community events. It is clear from your testimony last week and that of several 
commissioners that your understanding of the significance of these issues lacks a full scope of the 
problem. 
 
I believe it is essential that approval for this expansion be delayed, and respectfully ask that that a delay 
in process be implemented until a comprehensive understanding of the significance of these issues is 
clear to all the commissioners voting. 
 
Once again, for the weekend just passed that included Friday evening, Saturday evening, and Sunday 
from 1pm on through the afternoon and evening, Center Stage/Ovation West had performance events 
through the weekend. As a result, the parking area at Lariat Lodge was entirely filled, as was the parking 
area at Evergreen Christian Church. Autos were parked along both entrances to the church lot, 
restricting travel in to  and out of that lot to extremely narrow passages. Cars were also parked along the 
sides of then road along the length of the church and to the Elks driveway, making travel along Iris Drive 
difficult in general and very dangerous in several instances when cars were coming and going in both 
directions. 
 
The issues related to excessive speed along Iris Drive as patrons of the Lariat Lodge exit the 
neighborhood after consuming beer and alcohol are seriously affecting the safety and security of all the 
residents in this part of the neighborhood. Again, the problems associated with these behaviors worsen 
as the afternoon and evening hours progress during the weekends, and was clearly evident again this 
past weekend. 
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I find it incomprehensible that the Planning Commission voted in support of this expansion.  If in fact 
there was a true and complete understanding of the issues of speeding, traffic, parking and noise 
associated with the presence of LL in this neighborhood area that interfaces with commercial properties, 
I believe the planning board might better understand the need to delay this decision until further 
evaluations are completed. 
 
Sincerely yours, 

 
Denise Stoner, BSN, RN, LCMT 
Founder and CEO 
BodyWise Health Options, Inc. 
denise@bodywisehealthoptions.com 
303-670-2255 
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Alexander Fowlkes

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Wednesday, April 17, 2024 7:47 AM
To: Alexander Fowlkes; Russell Clark
Cc: Denise Stoner; Scott McDermott - neighbor  (smcdermid99@gmail.com); julie 

McDermid (mcdbell99@msn.com); Pamela Bestall; Ariana Vasquez Lokey; brady.walker2
@gmail.com; Kellyinevergreen@gmail.com; lcjaneway@gmail.com; ldleuck@gmail.com; 
mhaave74@gmail.com; rudzinskiron@gmail.com; Lizemmer8@gmail.com; 
browningjp@gmail.com; garrisonbritt@gmail.com; meganbrowning45@gmail.com; 
Ebettyblog@gmail.com; Hahn_matthew@yahoo.com; kjeanhahn@gmail.com; 
deborah.s.jackson@icloud.com; everphillipe@msn.com; stefanie.klass@gmail.com; 
meagan.brid@gmail.com; willjmorgan@gmail.com; Joanna Redwine; Catherine R; Patti 
Semler

Subject: --{EXTERNAL}-- RE: Lariat Lodge Expansion

Categories: Public Comment

 

This Message Is From an External Sender  
This message came from outside your organization.  

    Report Suspicious    

 

Hi Alex-Russell. 
 
Denise’s note to Alex captures the sentiment of the neighborhood – the neighborhood is already impacted 
without expansion and two traffic calming devices will not mitigate even the current situation. For some reason 
– the neighborhood’s efforts to bring the facts to light over the past 5 years does not foster help from the 
County – even though it did cause the County to cite the Lariat with zoning violations for using the space it now 
is seeking to expand back into The Lariat’s traffic report indicates that weekend trips will grow to over 1,200 
trips – more than the 1,100 the County counted in 2019. These numbers with the Center Stage in an expanded 
operation (not included in the traffic report) are overwhelming – now.  
 
This is what the neighborhood experienced last Saturday night with the Center Stage and Lariat’s concurrent 
activity; and no church and or Elk events.  
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Iris Drive at entrance to Elk’s Club  
 

Iris Drive view from Elk’s Club entrance to East – parked on both sides; and Fireweed and dble parked on the 
church access drives.  
 
Would you reconsider Planning’s recommendation to support expansion and the conclusion that the condition 
is being ‘generally mitigated’. Two traffic calming devices are insufficient mitigation and reducing the parking 
requirement from 150 spaces to 98 is a bridge too far for the Lariat which only has 56 spaces that it can 
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permanently claim without the Center Stage shared spaces and the use of the Church parking lot. The 
Planning Commissioner that wondered if approving the expansion was raising the Lariat’s expectation too 
much was correct – it is not reasonable to approve this expansion and hope that a Site Development Plan will 
solve the problems. It also does not recognize the home-owners well-founded concerns.  
 
Let me know if you would like to discuss this further.  
Thank you.  
 
 

 
 
From: Denise Stoner <denise@bodywisehealthoptions.com>  
Sent: Tuesday, April 16, 2024 2:04 PM 
To: Alexander Fowlkes <afowlkes@co.jefferson.co.us> 
Subject: Lariat Lodge Expansion 
 
Dear Mr. Fowlkes, 
 
As I sit to write you expressing my concerns regarding the traffic, speeding, and parking affecting the Hiwan Village 
neighborhood as a result of the Lariat Lodge,  I find myself questioning the sincerity of the process in which you ask for 
community input and then essentially ignore the concerns expressed by virtually all of the people who attended the 
planning commission meeting the other evening. 
 
I am imploring you to come look at the situations of parking, speed and travel during weekend hours, and most 
especially during weekend evening hours, when Ovation West and Center Stage are also being used for theatrical and 
community events. It is clear from your testimony last week and that of several commissioners that your understanding 
of the significance of these issues lacks a full scope of the problem. 
 
I believe it is essential that approval for this expansion be delayed, and respectfully ask that that a delay in process be 
implemented until a comprehensive understanding of the significance of these issues is clear to all the commissioners 
voting. 
 
Once again, for the weekend just passed that included Friday evening, Saturday evening, and Sunday from 1pm on 
through the afternoon and evening, Center Stage/Ovation West had performance events through the weekend. As a 
result, the parking area at Lariat Lodge was entirely filled, as was the parking area at Evergreen Christian Church. Autos 
were parked along both entrances to the church lot, restricting travel in to  and out of that lot to extremely narrow 
passages. Cars were also parked along the sides of then road along the length of the church and to the Elks driveway, 
making travel along Iris Drive difficult in general and very dangerous in several instances when cars were coming and 
going in both directions. 
 
The issues related to excessive speed along Iris Drive as patrons of the Lariat Lodge exit the neighborhood after 
consuming beer and alcohol are seriously affecting the safety and security of all the residents in this part of the 
neighborhood. Again, the problems associated with these behaviors worsen as the afternoon and evening hours 
progress during the weekends, and was clearly evident again this past weekend. 
 
I find it incomprehensible that the Planning Commission voted in support of this expansion.  If in fact there was a true 
and complete understanding of the issues of speeding, traffic, parking and noise associated with the presence of LL in 
this neighborhood area that interfaces with commercial properties, I believe the planning board might better 
understand the need to delay this decision until further evaluations are completed. 
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Sincerely yours, 

 
Denise Stoner, BSN, RN, LCMT 
Founder and CEO 
BodyWise Health Options, Inc. 
denise@bodywisehealthoptions.com 
303-670-2255 
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Alexander Fowlkes

From: Ariana Vasquez Lokey <acvlokey@gmail.com>
Sent: Friday, April 19, 2024 2:43 PM
To: MICK
Cc: Alexander Fowlkes
Subject: --{EXTERNAL}-- Re: Lariat flyer
Attachments: PC Hearing Planning Packet Pages 84-91.pdf; PC Hearing Planning Packet Extract Pages 

1-52 .pdf; Bestall Larriat Letter to Planning 040424.pdf

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Hello Mick, 
 
Thank you for reaching out. I have attached some documents talking about the expansion. If you 
would like additional information I suggest reaching out to Alex - the Jefferson County Case Manager, 
he can direct you to the case directly through the Jefferson County Portal - I cc'ed him. I have also 
attached a letter from Jack Bestall with detailed information and pictures.  
 
I am glad that being 200 yards up the street does not impact your quality of life. I also enjoy going to 
the Lariat for dinner! I love having restaurants we can walk to, part of the joy of living near Downtown 
Evergreen. 
 
Unfortunately, I am greatly impacted by cars speeding, drunk drivers, and lots of light and noise 
pollution. Lariat Lodge has several outstanding zoning violations and instead of being fined or 
ticketed by the county, they are being encouraged to expand their square footage and decrease their 
parking requirements. I definitely do not want them to close - I do want them to follow the rules 
and regulations of Jefferson County. 
 
Please let me know if you have any additional questions - happy to discuss further! 
 
Best, 
Ariana C Vasquez, PhD 
 
On Fri, Apr 19, 2024 at 2:34 PM MICK <mkquinn1@msn.com> wrote: 
Dear Ms. Vasquez, we received a flyer in Hiwan Hills about Lariat Lodge expansion. What is the 
nature of the expansion, for what purpose, how much property, what would be the contours of 
the proposal. I live 200 yards up the street and am largely unaffected by any traffic or noise and 
like to go to Lariat for carry out or dine in sometimes. Thanks, Mick 
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Alexander Fowlkes

From: Marty <msevier@comcast.net>
Sent: Sunday, April 21, 2024 11:21 AM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Hiwan Village - Lariat Lodge expansion

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

I am writing to you to tell you that the lariat Lodge expansion is fine with me and my wife. As a 
resident in Evergreen for the last seven years living in Haiwan Village, my wife and I have enjoyed 
having Lariat Lodge within a five minute walking distance. The owners are very nice people and are 
trying to provide a unique experience to come to Evergreen. Evergreen needs good places to eat and 
drink. It is a unique town with unique businesses that provide unique experiences for our out-of-town 
guests. Lariat Lodge is a good neighbor to all of us in Highland Village. Those who complain about 
the lodge just need to go somewhere else to live and complain. My wife and I welcome the Lodge and 
are proud to take our friends and relatives there regularly. We support their expansion and are 
looking forward to it! 
Marty and Nancy Sevier 
28145 Harebell Ln 
Evergreen, Co 80439 
 
Sent from my iPhone 
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Alexander Fowlkes

From: Deborah Jackson <deborah.s.jackson@icloud.com>
Sent: Wednesday, April 3, 2024 8:46 PM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Lariat Lodge Expansion

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Hello. I live on Lupine Drive which is in close proximity to Lariat Lodge. Both my husband and I are 
very much opposed to any further expansion of Lariat Lodge. Locating a business that serves alcohol 
in the middle of a neighborhood where the only way in is to drive thru a neighborhood was never a 
good idea. Let’s not continue with bad judgment by doing an expansion that will increase traffic and 
the number of inevitable drunk drivers. There are small children all over this neighborhood who ride 
their bikes, walk over to their friends houses and play hide and go seek. Drivers from Lariat FLY down 
our street. Should the expansion occur a child will be hit. It is inevitable. After a few drinks and live 
music drivers are NOT looking for children. Additionally the owner of the business refused to turn 
down their lightning or make any effort to part of the community. The owner is interested in one thing 
and one thing only….making money. To be direct, anyone in a position to approve this expansion and 
does so, should have their head examined. 500+ cars a week from an establishment where alcohol is 
served, thrust into a small area with children is absolute lunacy. This application for expansion should 
be denied 
 
Thank you, 
Debbie and Rusty Jackson 
 
Sent from my iPhone 
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Alexander Fowlkes

From: PAUL A PHILLIPE <everphillipe@msn.com>
Sent: Thursday, April 4, 2024 11:43 AM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Lariat Expansion

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Mr. Fowlkes, 
I am writing in regards to the Lariat expansion in Hiwan Village. My husband and I have owned our 
home and lived in Hiwan Village for fifty-five years. We have valued our quiet peaceful environment 
where we can safely walk almost daily. Since Lariat Lodge has been in our neighborhood, it has not 
been as quiet and safe. It is with great concern that if the expansion for Lariat is approved our quality 
of life will greatly be affected with especially all of the traffic and outside noise. Many of the drivers are 
rude when they pass us while we are walking. We are also very concerned that the value of our 
property will be affected as well.  
We strongly encourage that this expansion will not be approved.  
Thank you, 
Karen Phillipe 
Sent from my iPad 
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Alexander Fowlkes

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Thursday, April 4, 2024 2:32 PM
To: Alexander Fowlkes
Cc: Scott McDermott - neighbor  (smcdermid99@gmail.com); Ariana Vasquez Lokey; julie 

McDermid (mcdbell99@msn.com); Pamela Bestall; Patti Gill (pattisemler@yahoo.com)
Subject: --{EXTERNAL}-- RE: LARIAT - 19-129748-RZ PLANNING COMMISSION LETTER 
Attachments: Bestall Larriat Letter to Planning 040424.pdf

Categories: Public Comment

 

This Message Is From an External Sender  
This message came from outside your organization.  

    Report Suspicious    

 

Hi Alex. 
 
Would you place the attached letter in the Planning Commission and Board of County Commissioner’s 
packets? I will provide some hearing exhibits in a PDF to you via email and the hearing registration on 
Tuesday.  
 
Thank you.  
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jack@bestallcollaborative.com     PO Box 2223 Evergreen Colorado 80437     720 9106480

                                                                              Bestall Collaborative Limited   
April 4 2024

Jefferson County Planning Commissioners 
c/o Alex Fowlkes, Planner

Jefferson County Planning and Zoning
100 Jefferson County Parkway - Suite 3550 Golden, Colorado  80419

RE: LARIAT ODP AMENDMENT - 19-129748-RZ

Dear Planning Commission Members.

The Planning Commission has been presented with a difficult choice. Should you approve 
the expansion of the Lariat and allow a doubling of area and occupancy for a use that negatively 
impacts the Hiwan Village neighborhood; or decide to deny the amendment, in which case the 
neighborhood will not receive desperately needed traffic calming improvements? 

Good Neighbor. It would be an easier decision if the Lariat had been a good neighbor.
Since the initial rezoning in 2014 (Hiwan Village strongly opposed) the Lariat has been operating
outside the lines: building without permits; using more area (4,500sf) than approved; hosting 
events with loud music without permits & adequate parking; and stringing up lighting that is on
24/7 without approvals. The traffic is not what neighborhood foothill streets were intended. 

  
  What Expansion looks like – illegal use of the area in 2019   

Backdrop for Expansion. It is not that Hiwan Village does not like a walk to brewery; is
anti-business; or against dogs as the Lariat portrayed in its social media campaigns. It is 
more that after meeting with Anders Ruika, he continued business as usual and we were forced to 
make a complaint resulting in the County citing the Lariat for zoning violations in 2019. That same 
year the Lariat applied for the ODP amendment; and the threat of expansion has been held over 
the Hiwan Village home owners while the Lariat’s operation continued to impact the neighborhood.

Evaluating the Request. There is not sufficient parking and safe street access to warrant 
the expansion that is being requested by the Lariat. When the Lariat used this area illegally 
previously, it resulted in impacts to the neighborhood including: offsite parking; unforeseen traffic 
at speeds above local residential street standards; and noise levels above State standards.
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jack@bestallcollaborative.com     PO Box 2223 Evergreen Colorado 80437     720 9106480

                                                                              Bestall Collaborative Limited   

As much as traffic calming improvements are needed – doubling the area and occupancy of the 
Lariat is not an equitable trade-off; and the negative impacts currently experienced in the 
neighborhood will be increased if the expansion is approved by the Planning Commission and 
Board of County Commissioners.

Group leaving Lariat on Iris Drive  

Insufficient Parking. The parking plan will not meet the Lariat’s needs even using   
Evergreen Church & Ovation West parking because that parking is used during the 
same peak periods. Seeking to expand its occupancy by asking for a reduction of the 
County parking standard and reliance on the Evergreen Church lot without a long-term 
agreement/easement is a plan without foundation - no permanent commitment. 

o Potential Future. No entitlement (zoning amendment) should be based on a 
‘potential future’ when the same condition has already significantly impacted an 
existing neighborhood  

Traffic Calming. Traffic calming improvements are needed and should have been 
required in the 2014 rezoning on local streets that serve homes with driveways. 

o  The County’s 2019 traffic counts on Iris Drive resulted in eye-popping numbers.
8,827 automobile trips counted the week of July 16 2019 
1,175 average daily trips (ADT) were identified
31mph average speed within a 25mph zone
806 trips over the speed limit on Friday (61.2% of the trips over limit)
786 trips over the speed limit on Saturday (62.6% of the trips over limit)
67mph the highest speed recorded

Vehicle at 38mph on Iris Drive – offsite parking  Wildlife – elk on side of road

More Traffic Less Calming. Approval of the expansion is a quid pro quo to gain already 
needed neighborhood traffic calming – not an equitable good trade-off. 

Given the trade-off I ask that the request to expand be denied.  

Jack Bestall    
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Alexander Fowlkes

From: rudzinskiron@gmail.com
Sent: Tuesday, February 6, 2024 12:56 PM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Lariat Lodge, Evergreen - traffic mitigation 

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

 
Sent from my iPhone 
 
Hello Alex & Russ: 
My wife and I live at 27589 Fireweed Drive, Evergreen, Colorado 80439. 
We would like to add our input regarding the Lariat Lodge traffic mitigation issue. 
We definitely would like to see the speed “tables” installed in the area. And would request that one of 
these be installed between the intersection of Iris Dr and Fireweed, and the Lodge - I. e. on Fireweed, 
south of the intersection Stop sign and north of the Lariat Lodge entrance. 
Traffic does tend to race down or up this section of the roadway at times which is both a hazard for 
pedestrians and animals, and a disruption to our residential neighborhood. 
Thank you for your consideration. 
- Ron & Anne Rudzinski  
661-373-1613 
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Alexander Fowlkes

From: Denise Stoner <denise@bodywisehealthoptions.com>
Sent: Monday, January 29, 2024 10:48 AM
To: Russell Clark; Alexander Fowlkes
Cc: Jack Bestall; Catherine R; Patti Semler; Julie Bell; stevenmarkwilliams@yahoo.com
Subject: --{EXTERNAL}-- Lariat Lodge Traffic Concerns

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Dear Mr. Fowles and Mr. Clark -  
 
I’m writing to follow up with you regarding my concerns for traffic relative to the Lariat Lodge and the 
health, safety and quality of life for the residents of the Hiwan Village neighborhood. I write as a 
concerned resident with a profoundly unique perspective of the issue based on my location, a seasoned 
community health nurse, and the daughter of a father who served for years on the Planning and Zoning 
Commission  of the Connecticut town in which I grew up.  
 
The first thing I’d like to share with you is a situation I witnessed in early December. A family with 
young children and visiting elders was walking down the Fireweed hill one fine warm Sunday as I 
visited in my driveway with a friend who had stopped by on his bike ride. One of the youngsters 
came screeching around the Fireweed and Iris corner on his bicycle just as a car was proceeding 
down Iris to the same intersection on its way to Lariat Lodge. As the child skidded on the gravel and 
smashed into the pavement, sustaining injuries to his elbow and hands, the car came to a halt 
approximately 25 feet from the child. Had one or the other been traveling any faster, I believe I 
would have witnessed a family’s worst nightmare. As it was, I ran down to help the boy, the father 
got to the intersection seconds later, and the driver of the car was able to leave the scene knowing 
the child was essentially ok. 
 
As I mentioned in one of my prior e-mail, the Hiwan Village neighborhood has welcomed numerous new 
residents and families since the initial zoning approval of the Lariat Lodge in this area. The 
neighborhood, and particularly Iris Drive, has become a literal “throughway” for traffic to the pub 
and brewery business at the exact time that the number of young children, young families, people 
out for walks and walking dogs has also grown. We now have at least 6 children under the age of 6 
at this corner and along the eastern edge of Iris Drive, and numerous children, adults and elders 
who also walk the Fireweed hill regularly.  
 
In addition to the cars that insist on excessive speeds going to and from Lariat Lodge along Iris Drives or 
down the Fireweed hill from Lupine Drive or the upper Fireweed Drive, most especially AFTER they have 
visited the Lariat, (their business hours are 11am - 9pm, but there is customer traffic and employee 
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traffic up till 11pm) we also have to deal with the many delivery trucks with four to eighteen wheels 
that are driving through our neighborhood on a daily basis from 6:30 am to late afternoon.  Some of 
the drivers are considerate of the neighborhood speed limits, and some are simply “hell-bent” on getting 
in and out of the area as quickly was possible. In addition, over the years, I have personally seen at least 
eight trucks and cars that have gone off the edge of the hill either going down or coming up in snowy and 
icy weather, or trying to back up the Lariat driveway.  
 
As I also stated in my last e-mail, it is my fervent belief that as our zoning commissioners and 
representatives, part of your responsibilities involve helping the residents impacted by your decision to 
allow this type of business in a neighborhood to develop and implement workable, compromising 
solutions. I dread the upcoming summer season of traffic, most especially the motorcycle and 
automobile clubs with multiple vehicles that have made the Lariat Lodge their destination on weekend 
excursions. Mostly, I fear the increase of that very presence should you also approve the requested 
expansion of the outdoor area that housed the dog patio and numerous outdoor musical events 
that went well into the warm fall weather. While I understand the happiness of customers to celebrate 
in these types of venues, I cannot overstate the impact that those very customers have exerted over our 
neighborhood. There is a significant effect on noise levels that is beyond description.  When I in my 
garden (and all the other neighborhood residents along Iris Drive) can clearly hear every word of loud 
conversation, including the increased screaming and foul language that seems to accompany drinking 
beer and alcohol, I experience a frustration, resentment and anger for insensitive behavior impacting me 
in profound ways that I have no way of addressing. Your decision to allow the Lariat to be here is deeply 
affecting me, but I have no recourse other than to state my concerns, and hope for your integrity. 
 
I believe there must be a way to impart to the business owners and their customers the impact of their 
actions for numerous residents. 
 
I thank you for hearing my concerns, and for dealing with my emphasis in bold text. Over the years that 
the Lariat Lodge pub and brewery has impacted the quality of life in our Hiwan Village, my concerns have 
not only not lessened, they have most definitely grown stronger. I would also like to acknowledge the 
work and expertise of Jack Bestall, who is far more eloquent than I regarding specific findings of your 
testing relative to traffic quantity and speeds.  
 
My concerns come from my heart. In 2007,  I bought a run-down house in a quiet safe neighborhood to 
renovate and provide me with an investment for the rest of my life.  
 
In 2015, the presence of the Lariat Lodge completely changed the "quiet and safe" aspects of my home, 
all the residences along Iris Drive, and essentially the entire Hiwan Village neighborhood. I trust you will 
take the necessary actions to prevent any further impacts to the quality of life that was once a 
fundamental part of living here, while facilitating successful relationship between the county, business 
and area residents. 
 
Thank you for your consideration.   
 
Sincerely yours,  

 
Denise Stoner, BSN, RN, LCMT 
Founder and CEO 
BodyWise Health Options, Inc. 



4

denise@bodywisehealthoptions.com 
303-670-2255 
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Alexander Fowlkes

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Sunday, January 28, 2024 6:56 PM
To: Alexander Fowlkes
Cc: Russell Clark
Subject: --{EXTERNAL}-- LARIAT LODGE - ZONING EXPANSION AND TRAFFIC CALMING 

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From an External Sender  
This message came from outside your organization.  

    Report Suspicious    

 

Hi Alex. Trust you are well.  
 
Would you send me the latest version of the ODP an d any other exhibits that have been revised recently 
(Parking Plan, Site Plan) as we discussed at our meeting on December 7?  
 
Against the Lariat’s Proposed Expansion.  
I do not believe there is sufficient parking; or safe access to the Lariat to warrant the expansion that is being 
requested by the Lariat. When the Lariat went outside its zoning allowance and was using the space outside as 
they are not seeking in the expansion it was a major impact to the neighborhood resulting in illegal parking on 
the streets; traffic volumes beyond the design of the street system (County conducted counts) and vehicle 
speeds that averaged above the limit and as high as 61mph; and off site noise above State Noise Standards. 
These negative impacts can be expected again if the expansion is approved by the Planning Commission and 
Board of county Commissioners.  
 
For Traffic Calming.  
I am for the improvement of traffic calming (table tops not speed bumps) in the neighborhood (on Iris and 
Fireweed in particular) and appreciate Transportation working this through to allow such facilities within the 
context of the policy which restricts speed bumps to the plains. However, I ask the Staff to consider how to 
require traffic calming to be installed with or without the approval of an expansion of the Lariat. Traffic calming, 
water quality, parking and other improvements should have been required a the time of the 1st zoning approval 
in 2015 and should not be required now as a ‘trade-off’ to allowing additional expansion which will only impact 
the neighborhood more – increasing traffic, vehicle speeds, noise, etc.   
 
The zoning application seeking expansion has been held over the Neighborhood for almost 5 years now 
(application made in 2019); while the Lariat continued to impact the neighborhood with lights on 24/7; noise 
(clientele, kitchen exhaust, vehicles); no water quality improvements; insufficient parking; and vehicles 
speeding over the limit. We met with Anders Ruika and discussed with him the light, construction without 
permit, parking, sound and use of more GLA than was allowed in the zoning in 2018. He did not agree with us 
and never addressed the issues; forcing us to make zoning complaints which caused the County to cite the 
Lariat with zoning infractions. Some of these infractions have still not been addressed.  
 
This situation has been intolerable and has led us to seek out the Staff on many occasions over the past five 
years. I ask that the County give serious consideration to having the Lariat meet standards for its facility that all 
developments in Jefferson County must; and not recommend approval of an expansion without zoning being 
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conditioned to the approval of a Site Development Plan and a recorded access and parking easement that 
assures there is sufficient parking perpetuity – not based on a short term agreement that cannot be relied on 
after the ODP has been amended to allow expansion.      
 
Thank you for your consideration.   
Jack Bestall        720.810.6480        jack@bestallcollaborative.com          
Bestall Collaborative Limited       PO 2223 Evergreen CO 80437 
Communications are intended for the recipient who is responsible for the evaluation of its content and 
opinions and should not be shared. Bestall Collaborative does not accept liability for its advisory services.  
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Alexander Fowlkes

From: Julie Bell <mcdbell99@msn.com>
Sent: Thursday, January 4, 2024 2:25 PM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Lariat Lodge Issues in Evergreen

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Dr. Mr. Fowlkes,  
 
I am writing in response to the issues raised at the public meeting for the Lariat Lodge re-zoning request.  
 
First, as a resident living on Iris Dr., the main artery to the dead-end street location of the Lariat Lodge, I am VERY 
supportive of traffic calming devices (preferably tabletops) along Iris Dr. that the Lariat owner said he would pay for if 
the residents supported this mitigation measure to help slow the vast traffic increase and speeding issues that the Lariat 
Lodge location had encouraged. The increase in traffic to the Lariat has exponentially increased the noise, congestion 
and safety concerns along our short residential street. We have many small children in the neighborhood riding their 
bikes and playing in the streets (we have no sidewalks as you are probably aware), as well as dogs that are frequently 
walked along our narrow streets (1-2 dogs live in every house along Iris Dr.). Personally, I have two dogs and I can't 
count how many times distracted and speeding drivers have not noticed me when me and my large dogs are only a few 
feet away from them. I've regularly had to run into a neighbor's driveway to avoid being hit by a speeding and distracted 
driver. We've also had a truck crash into a residential yard along Iris by a speeding driver on his way to the Lariat. It is 
only a matter of time before someone is seriously injured or even killed by the very unsafe driving conditions in our 
neighborhood. And of course, we have lots of wildlife that are threatened by these same issues.  
 
For this and many other reasons, we desperately need traffic calming devices along Iris and possibly Fireweed. Anders 
has agreed to pay for this, so let's take him up on this offer and hold him accountable to his promises.  
 
As for the 24-hour lighting issue, it is my understanding that the Lariat is in violation of this because they did not have a 
lighting plan in place. I heard Anders say that he submitted a lighting plan, and is waiting for Jeffco to respond. However, 
the Lariat was directed to turn off the after-hours lighting in the parking lot and around the building in February, 2023. 
We were told that Anders had a family emergency that prevented him from meeting that initial deadline he was given 
an extension to mitigate this violation. Eleven months later, the lighting situation has not changed and the lights stay on 
all night. Can you please provide an update on compliance with this violation. 
 
Lastly, I am strongly opposed to any increase in the capacity currently allowed at the Lariat. This neighborhood is at it's 
carrying capacity with traffic on the dead-end street that services the Lariat, Center Stage, and Bear Essence Salon.   
 
I look forward to your response on the lighting issue. 
 
Thank you, 
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Julie Bell 
970-749-1377 
 
 
  
 



9

Alexander Fowlkes

From: Denise Stoner <niecinurse@icloud.com>
Sent: Tuesday, December 5, 2023 1:04 PM
To: Alexander Fowlkes
Cc: Jack Bestall; Catherine R
Subject: --{EXTERNAL}-- Follow-Up RE: Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Hello again, Mr. Fowlkes, 
 
I had the opportunity yesterday to speak with Anders Ruikka, as I wanted to let him know I had written an 
email to you; I reviewed with him my concerns and the content of that note. 
 
According to Mr. Ruikka, some of the issues have been addressed. He told me he had obtained a bear 
proof trash container, which was destroyed by the bear within days of it being placed at the parking lot 
location. I tried to explain that once the bears have been habituated to finding food, they will do 
ANYTHING to break through/into the trash containers. 
 
And I believe I understand from Mr. Ruikka’s explanation to me yesterday that he is awaiting an approval 
for plan to address the lighting issue. 
 
I hope you will do all in your power as manager of this case to facilitate workable and acceptable 
solutions to the issues caused by the presence of Lariat Lodge in this residential neighborhood 
interfacing area, and to assist Mr. Ruikka with his efforts. Some of the problems, for example with 
speeding, are not his responsibility, per se…. they are also caused by the lack of appropriate county 
support such as sheriff presence. 
 
I believe there are always answers to problems, and that with the guidance of the Jeff Co commissioners, 
the business owners and neighborhood residents can come to workable solutions. 
 
Thank you,  
Denise 
 
Denise Stoner 
niecinurse@icloud.com 
303-670-2255 
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Alexander Fowlkes

From: Denise Stoner <niecinurse@icloud.com>
Sent: Tuesday, November 28, 2023 1:43 PM
To: Alexander Fowlkes
Cc: Jack Bestall; Catherine R
Subject: --{EXTERNAL}-- Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Dear Mr. Fowlkes, 
 
Thank you for taking the time to speak with me yesterday in response to my message of yesterday 
morning. As promised, I am writing in follow-up to our conversation. 
 
As we discussed, I have several concerns regarding issues that I feel be addressed.  First, the lighting 
that remains on all night and every night is excessive,  and extremely disruptive to our neighborhood.  
The light pollution caused by their one building disrupts the entire area that is around them, from down 
below, across Highway 74, and the interfacing part of the Hiwan Village neighborhood. What is perhaps 
most distressing about this problem is that Anders Ruikka spoke at the Jefferson County meeting and 
GAVE HIS WORD that the lights would be turned off when the business closed at night so the excessive 
lights would not be on all night.  The disruption to bird migrations in the spring and fall and the impact on 
wildlife is incalculable. I am outraged that this has been allowed to continue, and quite honestly, cannot 
in any way understand why it its not being addressed. 
 
Secondly, I spoke to you about the multiple issues with bears accessing the trash containers in that 
parking lot. This is an issue I was unaware of until neighbors across from me spoke with me this summer 
about the consistent presence of trash thrown all around the trash bins, DAY AFTER DAY, all through the 
summer and fall. I am incensed. There is absolutely NOTHING that is ok about this situation. The 
problem with bears accessing trash is well known in the Evergreen area, most notably because there is 
no mandate for bear proof trash containers and people somehow seem either too misinformed or 
apathetic to address this issue without being required to do so. Again, it is COMPLETELY 
UNACCEPTABLE that this problem is being ignored and not being addressed by the business owners. It 
was reported to me that an employee told a customer to wait to go outside because the bear was at the 
trash. With the most fervent of polite but outraged insistance, I call on you to do everything that is in your 
command to have this issue addressed. 
 
Although I did not speak with you yesterday about the other concerns I have regarding the fact a brewery 
was allowed to go into a location that interfaces with a residential area, I remain extremely concerned 
about speeding, especially from drivers who have been consuming alcohol and beer for hours at a time, 
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and most especially because we now have many young children under the age of 6 in this corner of the 
neighborhood. I’ve not yet mentioned the literal parades of sports cars and motorcycles that speed 
through here on summer weekends (of which Jack Bestall has photos), or the many 12-18 wheel trucks 
that drive through from 6am - 4pm many days delivering food, beer, alcohol, laundry, linens and 
supplies. Some of those drivers appear to slow down to minimize noise and dust; many do not. 
 
With all due respect, if the Jefferson County Commissioners choose tom make these kinds of decisions 
that so deeply affect the quality of life for neighborhood residents, then you hopefully have the integrity to 
address the issues that arise when the business owner does not abide by their publicly stated promises 
or take care of the issues their presence causes.  
 
Thank you for your prompt call yesterday; thank you for your attention to these important issues. 
 
Sincerely yours, 
    
Denise Stoner 
niecinurse@icloud.com 
303-670-2255 
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Alexander Fowlkes

From: Ariana Vasquez Lokey <acvlokey@gmail.com>
Sent: Friday, November 10, 2023 10:35 AM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- 27618 Fireweed Drive - Comments

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

Hello Alex, 
 
Thank you for hosting the community meeting yesterday about the Lariat Lodge. It was very well run 
and informative. 
 
I wanted to submit in writing that I fully support traffic calming measures being put on Iris and 
Fireweed. While I know the application had said speed bumps I would also support other traffic 
calming devices such as a speed table, speed cushion, choker, speed table or cushion with choker. The 
speeds at which people drive on Iris and Fireweed is one of my top concerns. I am glad that Lariat has 
agreed to support and pay for traffic calming measures.  
 
Thank you for your time and consideration. 
 
Best, 
Ariana 
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April 23, 2020

Mr. Todd Hager - Planner & Case Manager 
Planning & Zoning Division Jefferson County 
100 Jefferson County Parkway Golden, Colorado 80419

RE: Lariat Lodge Rezoning – 1st Referral Comments 

Mr. Hager. 

It is my understanding that the applicant has received the March 5th - 1st Referral comments for its 
Rezoning application. There are several aspects of the applicant’s submittal and the referral comments 
that require clarification, additional information and analysis.

Background - Perpetuation of a Myth as to Use.
The applicant continues to perpetuate a myth that nothing changed when the restaurant use was 
approved for the Lariat Lodge & Brewery from the original use. That is incorrect and does not adequately
provide a description of the impact the new use has had on the neighborhood. The property and the 
buildings were used originally as a Christian Conference Center primarily during the summer and fall
seasons – which is a very different type of use than a commercial restaurant, retail service, residence and 
office uses operating 7 days a week 6am – midnight in the case of the restaurant.

Traffic Implications.
The traffic considerations for a conference center are quite different than for the commercial businesses 
now housed housed in the conference center buildings. There are very few daily trips associated with a 
conference center and more occupants are in each vehicle with vans and buses used to transport many 
conferees in and then out once at the beginning and end of a conference. That is in part, why there was 
never a need for many parking spaces. 

Traffic should be measured for the entire project impact not just for the additional request of 
GLA. This is a classic cumulative impact condition – once in with the initial impact that has 
had a major adverse impact – the effort is made to just measure the incremental impact on 
the new base traffic. That is not an accurate measurement and consideration of the impacts 
on local streets were not designed to carry such traffic volumes. 

General
Item 2. The submitted Cover Letter states the business has 265 total seats while the submitted

Transportation Analysis notes the proposed land use at a maximum of 200 seats. Analysis will
be required to show the impact of the actual number of seats in the structure.

The original conference building upstairs had four lodging rooms and one meeting room –
the change to restaurant seating in the upstairs is a major change with associated impacts. 
The decks areas should be included in the LGA.
The outside area should be treated as a sit-down restaurant, dog park and event space with 
stand-up crowds – that is what the Lariat uses it for.
When the Lariat Lodge opened, the outside area was not used and social media had not 
taken hold as part of the marketing effort. In year 2 the outside area began to be used –
tables for restaurant seating, tent structures and umbrellas, and entertainment venue facilities 
were set up. This grew with group events and events sponsored by other businesses. Traffic 
and parking demands grew with it. The events promoted the daily use of the facility causing 
traffic to increase on the streets to over a 1000/day as measured by Jefferson County. 
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ODP Document:
Item 3. Add no outdoor amplification allowed.

This would be a big help – but, events should not be permitted, and groups of greater than 20 
should not be allowed outside. In actual operation, this area has become uncontrolled.
The best resolution would be for the outside area not be available – except for the decks on 
the building. 

Parking:
Item B. Although the Reciprocal Parking Easement agreement submitted states shared use of the

parking lot to the south, consideration of the parking cannot be used as Church of the
Transfiguration Official Development Plan does not allow the primary use of the subject
property. Please refer to the Zoning Resolution Section 14.F.1.a.

Shared use of the Evergreen Church to the north should be carefully considered as well
to see if it is actually feasible. It is not available if the Church is occupied; and it has 
events in conflict with the restaurant schedule. 
There is also a shared parking with the Center Stage – this is an unworkable situation 
when the Center Stage is in practice or event mode. The Center Stage was not 
developed with adequate parking and it runs out of space with the restaurant in 
operation. 

It is unfortunate that the Lariat attempted to take advantage of its situation and continue to add outside of 
its approved zoning. It is also unfortunate that the Lariat continues to attempt to influence its clientele
against the neighborhood through its website and social media. The neighborhood is not against business 
and residents go to the Lariat. However, the residents and businesses are attracted to this community 
because of its beauty, lifestyle and wildlife.

The Lariat has had a major adverse impact on those values and on the people that live here. It has 
become a square peg in round hole. This is especially apparent now during the pandemic when it is not
open for business. The neighborhood has returned to what its quiet, serene condition prior to 2015 and 
we can all breath again and not hear the constant vehicles speeding by, kitchen fans, slamming doors, 
electronic music that emanated from the Lariat. 

Many in this neighborhood wish to continue to work with Jefferson County on rectifying the traffic safety,
noise and lighting impacts. Thank you for your consideration of these issues. 

Jack Bestall, Principal
Bestall Collaborative Limited
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Todd Hager

From: PAUL A PHILLIPE <everphillipe@msn.com>
Sent: Sunday, September 13, 2020 2:49 PM
To: Todd Hager
Subject: --{EXTERNAL}--Case #19-129748RZ  

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

To: Todd Hager
From: Karen Phillipe

everphillipe@msn.com
Sent: September 13, 2020
Subject: case # 19 129748RZ

Todd Hager,
I am writing in opposition to the expansion of the Lariat Lodge in Hiwan Village, Evergreen, Colorado. My husband and I
have lived in our home in Hiwan Village for fifty one years. We have experienced many changes over the years which
have been positive changes until the Lariat Lodge came into our once peaceful and quiet neighborhood. We walk most
days and have encountered speeding traffic and inconsiderate drivers coming from Lariat Lodge, and if Lariat Lodge is
allowed to expand it will get much worse which will make it unpleasant to walk in our own neighborhood. Yesterday
there were thirty very loud motorcycles that went down Iris coming and leaving Lariat Lodge. There is only one way in
and one way out to access Lariat Lodge. We also have new families in Hiwan Village that have young children that like to
ride their bikes and the added traffic would be dangerous to the children. This is a residential neighborhood and we
hope people will respect and be considerate of the people that live here young or old.

We also in opposition to the loud kitchen fan and all of the outside lighting. Those problems have been addressed
before at another meeting but no improvements have been made.

Thank you for your consideration.
Karen and Paul Phillipe

Sent from my iPad
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Todd Hager

From: Colin Rittgers <colin.rittgers@gmail.com>
Sent: Monday, June 1, 2020 10:13 AM
To: Todd Hager
Subject: --{EXTERNAL}--Bark Garten at Lariat Lodge

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

Mr. Hager,  
 
My wife and I love the food and atmosphere at Lariat Lodge, and we really enjoy having our pups with us. We are 
disappointed that the Bark Garten is currently closed due to zoning issues.  
 
There are so few places to enjoy food and drinks with our pups already, so we would really like to see the zoning 
restrictions lifted and the Bark Garten reopened.  
 
In this time where restaurants are struggling to survive, and outdoor seating space is necessary for the success of 
restaurants, the Bark Garten should be reopened. 
 
Thanks in advance for your concern and action on this matter. 
 
Colin Rittgers 
Arvada, CO 
(720) 663-8662 
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Todd Hager

From: Julie Bell <mcdbell99@msn.com>
Sent: Monday, September 21, 2020 6:22 PM
To: Todd Hager
Subject: --{EXTERNAL}--Lariat Lodge expansion proposal

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Dr. Mr. Hager,  
I am writing to state my opposition to the proposed expansion of the Lariat Lodge Brew Pub. The Lariat should
not be allowed to use the outside area except for the decks attached to the building. Especially since they
constructed the outside seating area illegally and outside of their original permit. Why should they be
rewarded for breaking the rules and not following proper procedures? They have used social media to
promote the false narrative that the dog area and concert venue were closed because of neighborhood
complaints. You know the truth that Jefferson County restricted the outdoor space because the owners
expanded illegally outside of their permitted operating area. Now that they are finally following procedures, I
am asking that the county deny the Lariat’s proposal to double their capacity. If allowed to expand, the
restaurant will exasperate an already untenable situation regarding the lack of parking, traffic and safety
concerns, noise intrusion, and excessive lighting that is on 24 hrs. daily.   
When Anders Ruikka first testified before Jefferson County in his request to re zone this area for the Lariat
Lodge, he stated that noise would be reduced from it’s use as a Conference Center. This is not the case, in fact
noise levels have increased. Mr. Ruikka also stated that crowds would be reduced since some square footage
would be reduced for kitchen and bathroom facilities, and that there was not much room for expansion
beyond the 4,000 sq. ft. space. However, now he is proposing to more than double capacity. After 5 years in
operation, the negative impacts to this neighborhood have been proven and if the Lariat is allowed to double
their capacity, this will result in doubling the negative impacts to the surrounding neighborhood.   
First, let me state the mischaracterization of opposition promoted by the Lariat Lodge to the proposed
expansion. They are attempting to portray any opposition to their restaurant as neighbors opposing the Lariat
dog park. There are at least 15 dogs living in the residences between Meadow Dr. and the Lariat parking lot.
We love our dogs and do not want them run over while walking our neighborhood streets. The outdoor space
was built illegally outside of their original allowable permitted space. It is not about opposing a space for dogs
outside, it is about the illegal doubling of occupancy into a space that was constructed without permission
from Jefferson County.  
Parking: When originally proposed, the Lariat stated that they had 50 parking spots on their property and an
easement for an additional 30 on the nearby Church property under a temporary agreement. If this temporary
agreement with the Church ends, the doubling of the allowable space would result in an additional strain on
the neighborhood with an even more inadequate parking situation. There are many days, particularly on the
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weekends, when I have counted well over 100 cars parked on the Lariat property and at the Church. Where
are the additional 100 cars supposed to park if the restaurant doubles its capacity? And the argument by Mr.
Ruikka that if there is no parking, customers will leave does nothing to alleviate the traffic on the residential
streets traveled to discover that parking is inadequate. The Lariat should prove that it has parking in place for
its use in perpetuity, not simply a contract that could expire. It should be an easement that is recorded and
not a weak parking agreement.   
Traffic and Speeding: When the Lariat Lodge was first proposed in 2014, the original traffic count was 25 27
car trips in the morning and the same in the evenings on Iris Dr. The Lariat’s own traffic analysis conducted last
year shows that there are now 998 daily trips with as many as 1,249 on Saturday. That is an exponential
increase, especially for a street that dead ends at the business! Even for an area that is zoned residential on
one side of the street and limited commercial on the other, this increase is extremely excessive. On a recent
Saturday, I counted a group of 30 motorcycles, many with 2 occupants, driving down Iris Dr. The noise was
extremely disruptive for about 15 minutes both during their approach to the restaurant and upon departure
(no doubt all were accommodated, despite COVID restrictions since they were at the Lariat for about 2 hrs).
And this is not a rare occurrence. In what other residential neighborhood is this acceptable? And of course,
there is a constant stream of cars, trucks, and motorcycles speeding down Iris Dr. every day of the week which
makes it extremely unpleasant for residents to sit on our decks, walk though our neighborhood, or have
windows open in their houses. When the space was used as a conference center, this was not the case since
traffic was concentrated to specific days when events took place, not all day, every day of the week. And when
the Lariat first opened and only used the allowable permitted space, traffic was much less than it is now since
they illegally built the outside space and doubled their permitted service area. Any zoning should be
conditioned to require the Lariat to make offsite improvements, such as traffic calming devices like table tops,
lane controls and signage. Despite the argument of partial residential and partial commercial use, the local
streets of Hiwan Village were not designed for this type of traffic volume with only one way in and one way
out.   
Safety: Many vehicles speed every day down Iris, Fireweed, and even Lupine while driving to the Lariat. While
the Lariat is not directly responsible for speeders, the fact that many more vehicles traveling through the
neighborhood would undoubtedly result in more vehicles exceeding the posted speed limit. This is already a
big problem and by doubling the size of the restaurant, there would undoubtedly be in increase in hazards for
those walking, running, biking, and residents simply trying to enjoy their property. In a neighborhood where
there are no sidewalks, increasing traffic would threaten the safety of pedestrians.   
Noise: The traffic noise is intrusive, but the noise from the outside events have often exceeded the allowable
55 decibels. On numerous occasions, we have measured noise levels as high as 69 decibels while standing on
our deck, well over 100 ft. from the Lariat. Some weekends, we cannot even hear our own conversations
within our house due to concerts in the outside area where the Lariat Lodge has illegally expanded. Equating
the impacts of the Elks Lodge, which has maybe 15 20 events annually that impact the neighborhood, with a
restaurant that operates 7 days a week is a false equivalence. The Lariat has much more of a constant and
daily impact on the peacefulness of the neighborhood than the Elks Lodge has annually. In addition, the
kitchen exhaust fan often runs 24 hrs. daily and exceeds allowable noise levels. It is a constant audible
intrusion. While the owners have claimed to mitigated the fan, whatever was done has not changed the noise
level.   
Lighting: The existing lights are very intrusive and shine in our windows from dusk until dawn. The neighbors
have mentioned this to the owners many times, but nothing has been done. In fact, they recently installed an
LED light that is brighter than the one it replaced. It is pointed directly at our house and is much brighter than
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it needs to be, especially since other lights also remain on all night. When contacted about this, the owners
said the light was required by the county and that nothing could be done about it. The Lariat should be
required to submit a lighting plan and outside lights should be modified to conform to dark sky standards.
Action should be taken on this now – we shouldn’t have to wait as more lights are added and kept on 24/7.   
The owners have paid lip service to working with neighbors to mitigate some of the negative impacts caused
by their restaurant. However, they have yet to make changes to anything other than nighttime deliveries. They
have been aware of many of these concerns for about two years and have yet to make relatively simple
adjustments to lighting and fan noise that would go a long way to making them good neighbors. While I know
that the Lariat Lodge is here to stay, the business should try and work with their neighbors and not defy the
intent of a peaceful existence for homeowners.   
Thank you,  
Julie Bell  
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Todd Hager

From: Isaac O'Kelly <isaacsokelly@gmail.com>
Sent: Saturday, July 18, 2020 1:24 PM
To: Todd Hager
Subject: --{EXTERNAL}--The Bark Garten of Evergreen’s Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Flagged

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

Hi Todd,  
    Hope you’re having an ok day. I’m having an ok day. It was a great day, until I heard of your nefarious plan to exile ALL 
DOGS from the Lariat Lodge. This seems a bit extreme, no? I can assure you, some of the patrons of the Lodge are far 
more disruptive than their furry companions. As a lifetime resident of Evergreen, I see no reason to prohibit dogs on the 
front patio of the restaurant, and furthermore, there are more than an handful of restaurants in the Evergreen area 
which have outdoor spaces that permit dogs; I’m not sure what about the Bark Garten distinguishes it from other 
outdoor spaces in similar restaurants. Please focus on more pressing issues within Jefferson County and leave us and our 
dogs alone. Thank you very much and have an ok day.  
— Isaac O’Kelly  
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Todd Hager

From: Joanna Redwine <joanna.redwine@gmail.com>
Sent: Sunday, September 27, 2020 8:15 PM
To: Todd Hager
Subject: Re: Comments on Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Flagged

Hello again Todd,

I just want to make one more thing clear. The traffic study found that 25 42 ish % of drivers were speeding. This
translates to the hundreds of drivers a day I was referring to that drive unsafely. However, I think it is important to also
point out that that means 75 58% don't speed, and that is so appreciated by the neighborhood. I interpret the safe
drivers to be either locals or people who have been to the Lariat before and perhaps understand the context of where
the bar is. I want it to be understood that we recognize all of the conscientious drivers and patrons of the Lariat Lodge
that drive safely past our houses and that we appreciate that element of caution and respect. The problem isn't the
majority of patrons who are respectful. The problem is that the minority do cause a very large problem for us. And,
again, the fix is rather simple. Signs, traffic calming, painted center lines, enforcement, lowered speed limit, and
perhaps looking into alternative approaches to the Brewery.

Thanks for your time and consideration,

Joanna Redwine

On Sun, Sep 27, 2020 at 4:20 PM Joanna Redwine <joanna.redwine@gmail.com> wrote:
I am writing to you as a homeowner on Iris Dr who has been significantly impacted by the Lariat Lodge and 
their customers.  I attended the community meeting in 2019 and I want to reiterate the comments I made at that 
time.

1. The traffic on Iris Dr is not compatible with a neighborhood as it is now, without the Lariat Lodge 
expansion. We have a 3 year old and two dogs and enjoy walking around the block on evenings and 
during the weekend.  This is not safe any longer on Iris Dr.

The traffic study suggested that the current signage, speed limits are sufficient for the neighborhood.  First, I 
disagree for reasons I will expand upon below.  Second, the speed limits are not adhered to. So, if one argues 
they are sufficient for the neighborhood, there needs to be an element of enforcement to stop the hundreds of 
speeding vehicles a day, including one clocked at 67 mph. With the absence of law enforcement enforcing the 
speed limit, traffic calming structures are important to install to enforce that vehicles do stay at or below the 
speed limit.

You can tell when the drivers are local and when they are not.  The driving behavior is different. I 
think the majority of speeders and unsafe driving is not intentionally careless.  I think people are in a 
new place and busy with their own thoughts and conversations in their cars and aren't adequately aware 
of where they are and that they need to slow down and yield to people and animals.  In contrast, the 
patrons of the Elk's lodge are local and they drive slowly and respectfully through the 
neighborhood. This is nearly universally true whether it is a typical Friday evening, a school dance 
being held at the lodge, a wedding. The patrons seem to understand they are in a neighborhood and they
drive accordingly.  They don't speed. They stay on the correct side of the road. They are mindful to the 
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neighborhood walking their dogs and small children. This is a stark contrast to the Lariat Lodge 
patrons.  I think what is needed is very clear signage and traffic calming devices to help instruct 
the Lariat Lodge patrons on how to follow the speed limit and to yield to people and 
animals.  And very clear signage that wildlife on these roads is common and to proceed slowly.

I understand that the eastern side of Iris Dr is zoned commercial and not residential. I argue that 
does not mean that 100% of the traffic behavior should be more appropriate for commercial rather than 
residential. I think signage, traffic calming, stripes on the streets, law enforcement, and perhaps 
sidewalks, are all necessary to live with the volume of traffic that NOW EXISTS for the Lariat. I think 
increasing volume of traffic in this setting is not reasonable. And I suggest that the Lariat consider 
using the outside at the expense of part of the inside of its restaurant when weather permits rather than 
in addition to the inside.  In this way they can have a dog park and not increase the number of patrons.

Many people seem to be driving to the Lariat from outside of Evergreen and I suspect many do not 
immediately recognize they are entering a neighborhood because they think they are driving to a bar, 
which is generally located in a town, not a neighborhood.  I think clear signage as you turn onto Iris 
from meadow stating you are in a neighborhood, speed limit is 25 mph (or lower would be 
better!) would really help.

I have witnessed at least 15 narrowly averted head on collisions on the corner by Iris Dr. and Loco 
lane. The drivers leaving the Lariat take the inside corner and nearly hit drivers heading to the Lariat 
Lodge. There needs to be a reflective curve sign, a center line painted on the road, and I strongly feel a 
speed limit lower than 25 mph at least for the curve is necessary.  

We commonly observe drivers leaving the Lariat approach the curve at Loco Ln and stop in the 
middle of the road as they are confused about where to go.  Stopping in the middle of the road causes 
obvious traffic dangers to others. This is an odd intersection. Again, there needs to be a curve sign. 

There needs to be enforcement of the speed limit. Word of mouth works, if several of the 100's of 
speeders per DAY(as evidenced by the traffic study) were stopped and ticketed, staff and patrons may 
then heed the speed limit and pass the word on to others to do so as well.

I think that lowering the speed limit on Iris Dr. to 15 mph is warranted.  There are no sidewalks, the 
road is narrow, as the volume of traffic is now, it is unsafe for me to walk my dogs on the street.

The volume of traffic makes evenings and weekend days outside in our yard unpleasant. The loud 
motorcycles are unpleasant and are common.

 During the summer we spend many hours outside in the evenings. Routinely, the last group to 
leave the Lariat lodge hang out together in the parking lot, this is something I don't have a problem 
with, but then they all would leave at the same time, in a row, and speed fast past our house. I felt like 
this was intentional and it was a big "F-U" to the neighborhood.  I would love to see that stopped.

Many cats, elk, and deer have nearly lost their lives to Lariat Lodge patrons.

2. The noise from the hood should be kept at or below the standards set by the county. Presently it 
does not.

3. The lights on the building should conform to dark sky regulations, currently it does not and it is left 
on 24/7.

4. Below are a list of alternatives or compromises that could possibly allow the bark park to be 
preserved while minimizing the impact to the neighborhood:

Perhaps the Lariat Lodge could maintain the current level of seating, but transition to the outside in 
months when the weather is nice, with fewer people inside, and move to more people indoors during 
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the cold months.  In this way, they could have the bark park but not increase the impact to the 
community and neighborhood. Close the upstairs and part of the dining room in order to open the 
outside.  Traffic and lighting problems still need to be addressed, even if the number of patrons does 
not change.

What about working on a better entrance from Highway 74?  Or parking at the church alongside 
Bear Creek to alleviate some of these issues?  

There are alternatives that don't disregard the neighborhood's needs.  Please direct the Lariat Lodge 
to consider all of these alternatives and the strong opinions of the neighborhood regarding traffic.

The Lariat lodge owner and employees have defamed the neighborhood on social media by claiming we do not 
like dogs and are against the dog park. This is a lie. We have two rescue dogs. I believe there are nearly 20 
dogs that live on Iris Dr and Fireweed nearby the Lariat. Personally, we love taking our dogs to breweries that 
allow it and enjoy other people's dogs when we are out. What we do not like, however, is nearly being run over 
on Iris Dr. by Lariat Lodge patrons. This happens frequently as the patrons seem unaware of their surroundings 
and need to be reminded. With signs and traffic calming devices. And a word upon leaving by the Lariat staff 
perhaps?

We don't dislike the Lariat Lodge itself, nor the owner,  nor the staff, nor the patrons.  We want to be 
respected as a neighborhood and that respect and consideration has not been adequately extended by that 
business. Taking care of your neighbors should be part of the successful business model. Lying about 
the intention of the neighborhood to rile up the larger Evergreen community against us is not appreciated. 
We're not asking for much. Just turn down the hood, turn down the lights, and help with the traffic problem 
your business created. Be nice and enjoy your success.  Celebrate that success by helping the neighborhood 
you occupy co-exist with that success.

Thank you,

Joanna Redwine
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Todd Hager

From: Lee Anne Powers <leeannepowers@icloud.com>
Sent: Tuesday, July 21, 2020 2:55 PM
To: Todd Hager
Subject: --{EXTERNAL}--Keep the dog patio at Lariat Lodge

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
 
 
Saw the sign when eating at Lariat Lodge last week. Why close this wonderful dog area at the restaurant? It’s out of the 
way (unlike many dog friendly restaurants) and so popular. 
 
Why? Please don’t. 
 
Lee Anne Powers 
Hiwan Golf Club neighborhood, Evergreen 
 
Sent from my iPhone 
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Todd Hager

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Thursday, September 24, 2020 10:39 PM
To: mschuster@co.jefferson.co.us; Russell Clark; Todd Hager
Subject: --{EXTERNAL}--LARIAT SHOULD PROVIDE THE TYPIAL INFORMATION REQUIRED FOR ODP'S 

DURING THE ZONING PROCESS NOT AFTER 

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Gentlemen.

The Lariat is asking to increase by 4,700sf and allow continued use of the area it has been illegally using the last 4 years. 
It is important that the County not go down the same path followed in 2014 and consider and approve zoning without 
appropriate plan information and public participation. The impacts are already known for the requested expansion. The 
applicant must provide a preliminary Site Plan, Lighting Plan, Offsite Roadway Improvement Plan and conditions that 
would manage and control the impacts on the use of the outside area.  

The comparison of a conference center facility for groups with longer stay, well managed functions in 2014 to a 7 day a 
week brewery/bar/restaurant that has taken to hosting events with electronic amplification, without sufficient parking, and 
no control over after hours security, and the volume and speed of traffic was inaccurate at best and disingenuous at worst. 
It was not possible to consider the appropriateness of the zoning request then and certainly now – evaluating a request for 
expansion without sufficient information is even more difficult. 

1. On its face, the Lariat should not be allowed to expand and additional 4,700sf. Having operated illegally at this 
size over the last four years, based on the County’s traffic counts and the Lariat’s traffic memo we know that the 
traffic has increased from 100ADT to 1250ADT and is overwhelming the local neighborhood streets and creating 
an unsafe condition for pedestrians. The local streets were not designed for this volume of  traffic – they have no 
sidewalks, no traffic calming, and have a section that is less than 22’ wide. This unsafe condition has severely 
impacted the neighborhood.  

2. Based on the Lariat’s request for amending its zoning – the Staff, Planning Commission and Board of County 
Commissioners must have sufficient information to evaluate the zoning request and Planning has the authority to 
require the Lariat to provide this information now (at least in the form of preliminary plans, parking easements, 
standards and operating procedures which can become a condition of the zoning) as part of the zoning process. It 
is important to note that now is the time to adequately engage the public, rather than consider the zoning and then 
require plans at the time of Site Development Plan when public engagement is very limited and there is no 
adequate public forum. Disallowing public participation in the review process is particularly important in this case 
because Hiwan Village does not have an HOA and the built-in means to participate and organize within that 
organizational structure. Further, the onsite and offsite evidence of impacts to the neighborhood and surrounding 
area is already documented and should factor in to the evaluation of the facility and the impacts the type and 
extent of the existing use are having.    

3. The Lariat, by Resolution, must meet the standards that other similar businesses are required to meet in Jefferson 
County and submit as part of the ODP, at a minimum a Conceptual Site Plan, Development Standards, Operating 
Conditions, traffic mitigation plan showing how it meets parking, sound abatement and proposes to meet the 
existing and proposed traffic mitigation requirements as conditions of the zoning. My experience with ODP’s is 
that this information is typically required at the time of submittal and review of an Official Development Plan; and I 
am not finding any of this information on the website.     

a. Parking. The plan must be shown that there is sufficient, ADA accessible parking within 250’ of the 
building entry. The parking facilities must be improved to County dimensioning, striping, paving and 
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lighting standards. If shared parking is necessary to meet the parking requirements and other properties 
are utilized – agreements between the properties must be prepared to County standard in the form of 
easements with maintenance agreements that are recorded to run permanently with the properties 
forever.  

b. Roadway Improvements. The existing streets do not meet commercial standard and are inadequate to 
the Lariat in their current condition since the Lariat’s traffic volume is 10X the amount that would be used 
daily by the residents. The Lariat must prepare an offsite roadway improvement and maintenance 
program that provides for adequate signage, striping, paving and traffic calming improvements including 
three table tops – one on the hill coming up off of Meadow Drive; one on the Iris straightaway; and one on 
the hill on Fireweed near the Lariat. A traffic calming improvement should also be considered at the 
intersection of Loco and Iris Drive. The Lariat should be required to provide the design and improvements 
for the roadway improvements as an offsite impact.  

c. Lighting Plan. The lighting on the Lariat building, out-buildings and parking areas is not to County 
standard and was illegally placed without a Lighting Plan. A Lighting Plan should be required during the 
zoning review to address how the building and parking areas are going to be made safe without flooding 
light offsite or impacting the night sky view shed. The lighting should also fit the character of the Lariat 
Building which holds prominence in the history of Evergreen – and lighting placed for commercial 
purposes may not be appropriate or respectful of the architecture and significant events that once 
occurred on the property.   

Even if it were possible to mitigate the expansion – it remains to be seen if it is the appropriate type and extent of a land 
use based on its location, lack of emergency access, and known existing impacts to the adjacent neighborhood.  

Please let me know when we can discuss this and how and when this information will be made available by the 
applicant.   
Thank you.  

Bestall Collaborative Limited    720.810.6480
jack@bestallcollaborative.com       PO 2223 Evergreen CO 80437       
Planning  Environment  Construction  Management  Development 
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Todd Hager

From: Lori Hugh <lorihugh@comcast.net>
Sent: Friday, August 7, 2020 5:00 PM
To: Todd Hager
Subject: --{EXTERNAL}--Lariat bark garden

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

I could not get on website to sign petition but please keep this special place open. It’s one of the few spots to safely
enjoy time you with your furry friend while safely socializing with your human ones. More laces like this are needed Lori
hugh

Sent from my iPhone
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Todd Hager

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Thursday, September 24, 2020 11:08 PM
To: Todd Hager
Subject: --{EXTERNAL}--HIWAN VILLAGE ANTI-DOG - REALLY? 

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Hi Todd.  

As we enter the weekend zone and traffic continues to grow on the way to the Lariat – it needs to be documented that the 
Lariat has been very disingenuous in trying to attract support from its patrons by claiming on is website and through social 
media that Hiwan Village is against dogs and the Lariat’s ‘Bark Garden’. Rallying an outcry about how mean the 
neighborhood is in trying to shut down a dog park. We didn’t know that was an approved use at the Lariat – but, we 
certainly aren’t anti-dog.  

This isn’t about neighbors being anti-dog; its about reclaiming our quiet neighborhood and feeling safe to walk a dog as 
the Lariat promotes its ‘Bark Garden’ and invites more and more visitors and traffic into the neighborhood. The Lariat’s 
own traffic engineer has documented what we knew – 10X the number of vehicles (1250) are using our streets on their 
way to the Lariat each Saturday. We are conducting a dog census and have already gotten to 15 dogs along Iris Drive 
and we are just starting.  

I have two dogs – note how worried they look watching the traffic go by. I don’t blame them. 



2

The neighborhood is worried too – this is Saturday morning two weekends ago. 32 bikes – 42 riders.  
Thanks.  

Bestall Collaborative Limited    720.810.6480
jack@bestallcollaborative.com       PO 2223 Evergreen CO 80437       
Planning  Environment  Construction  Management  Development 





 

 

October 7, 2020 

 

Mr. Todd Hager - Planner & Case Manager 
Planning & Zoning Division Jefferson County 
100 Jefferson County Parkway Golden, Colorado 80419 
 
RE: Lariat Lodge Rezoning – 19-129748RZ 

Dear Mr. Hager: 

I am writing to express my strong opposition to the request of the Lariat Lodge to more than double its GLA.  
Most of the issues that have proven to be problems were raised when the Lariat originally requested a 
rezoning, and promises were made about how these items would be dealt with.  For your information and 
use in considering this case, I am quoting statements taken directly from the tapes of the March 25, 2014 
County Commissioners meeting.  The discussion starts about 54:30 on the meeting clock, with some other 
times inserted for your convenience.  Items in quotes are as close to the original as I am able to make them.  I 
have added emphasis; in addition, my comments follow some statements and are italicized; .    

Mr. Aaron McLean of Jeffco Planning and Zoning stated the following (emphasis added by me):  

The property to be rezoned is a continued use of the Conference Center.  The rezoning is similar to the 
“Convenience Level.”  This is the least intense level of commercial zoning.  He used the word limited to 
describe activities that would be allowed.  The facility would be used for meeting spaces and for business 
offices.  The square footage for each was then listed.    

1:00.  “Lighting will not be allowed to intrude on the property lines and will follow county regulations for 
meeting certain thresholds at the property line as well as being full cut off down-casted lighting fixtures.” 
Odor should be minimal. . .  Noise is something that is enforced by CO (unintelligible) statutes and by our 
Sheriff’s office. “  
 
McLean repeated that the rezoning would add limited uses – brewpub/vintner, restaurant, low intensity 
specialty goods and services.  1:1:06. “ODP will limit commercial activities in scale so it does not create 
further impacts to the residential area to the north and the traffic impacts will be consistent with what is 
currently allowed.” He also stated “This dictates customers of the proposed uses will park within the 
property boundaries.” 

Mr. Anders Ruikka then spoke.    

“We live on that property right now.”   (The Ruikkas had asked to have the cottage located on the property 
re-zoned in this petition; they moved out shortly afterward.)    

Mr. Ruikka recounted the pre-application community meeting.  They felt the “concerns were manageable.”  
They committed to retain the historic significance of the buildings and earn a livelihood.  He noted that the 
major concerns expressed were 1) parking on the road, 2) noise from the parking lot, and 3) traffic, and made 
the following statements as to how they were addressed: 

1) He said that the issue of parking on the road had been dealt with when the county erected no 
parking signs in the neighborhood.   He stated that they have 50 parking spots and have an easement 
for an additional 30 spots.    
 



 
 

2) 1:03:50  Noise.  “If we can limit. . .large crowds we will also resolve some of the parking issues that 
comes with large crowds.  Also, by having a restaurant we will be reducing seating from what the 
Conference Center would generate.”  “The Conference Center events generates a lot of noise 
because people know each other . . they get livelier than people walking into a restaurant.”  They 
would limit the amount of building space, and he cited the ODP.  “We can limit what’s happening in 
the future.”  “Mixed uses. . . will also reduce traffic.” 
 

3) Traffic analysis.  “The count was established and we felt it was very positive and nothing more than 
what was in the past.  The same thing there, the ODP was (will?) limit the structure on the property.  
Mixed uses of offices and restaurants. . .  will also reduce traffic. . .” 

He stated that feedback from three neighbors was “very positive.”  We looked at the ODP and “we picked 
uses that are in the neighborhood level.”   ( A petition opposing the rezoning was circulated in the 
neighborhood and was signed by 58 residents of the Fireweed Loop.  A copy of this petition was submitted to 
County Commissioners.)   

Mr. Ruikka quoted Candy Porter, who formerly managed the Conference Center, as saying that the 
Conference Center was open seven days a week from 7 a.m. to 11 p.m. with up to 125 people at events.  
(Ms. Porter did not say how many days a week the Center was used on average, or why it would have closed if 
it was so successful.)   
 
It is clear to me that the original rezoning was presented to the Commissioners as a continuation of an 
already established business, which would have the same effect on the neighborhood and which would not 
prove to be a disruption to our community.  Please note the repeated use of the word “limit” or “limited” in 
the testimony given to the Commissioners.  I trust that, when you present this case to the Commissioners, 
you will be completely open, not only about the increases in traffic that have occurred, and the further 
increases that are projected if the seating area is expanded, but also about complaints regarding lighting and 
noise expressed by the close neighbors.      

In 2014, the Commissioners stated that this was a “tough decision” because of the location’s proximity to a 
residential neighborhood. Mr. Ruikka was encouraged to “work with the community” and Commissioner 
Tighe said (2.11) that if there were problems “. . . we have to watch and see what happens. . .see if we need 
to do something with those streets.”   

I ask that the Planning and Zoning Department deny this request for additional GLA to be added to the Lariat 
Lodge.  If it is approved, then Jeffco needs to bite the bullet and make a substantial investment in 
infrastructure; perhaps by securing land to change the road approach to the Lodge.  It would be expensive, 
but considering the alternative--downgrading an affordable, family-friendly neighborhood, where many 
people, in addition to residents, walk frequently—the investment would prove to be worthwhile.  

Please let me know if you need additional information.  I very much appreciate your assistance in finding the 
materials from the 2014 meeting.  Thank you.  

  

Catherine Rafter 
28226Lupine Drive 
Evergreen, CO  80439       
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April 23, 2020

Mr. Todd Hager - Planner & Case Manager 
Planning & Zoning Division Jefferson County 
100 Jefferson County Parkway Golden, Colorado 80419

RE: Lariat Lodge Rezoning – 1st Referral Comments 

Mr. Hager. 

It is my understanding that the applicant has received the March 5th - 1st Referral comments for its 
Rezoning application. There are several aspects of the applicant’s submittal and the referral comments 
that require clarification, additional information and analysis.

Background - Perpetuation of a Myth as to Use.
The applicant continues to perpetuate a myth that nothing changed when the restaurant use was 
approved for the Lariat Lodge & Brewery from the original use. That is incorrect and does not adequately
provide a description of the impact the new use has had on the neighborhood. The property and the 
buildings were used originally as a Christian Conference Center primarily during the summer and fall
seasons – which is a very different type of use than a commercial restaurant, retail service, residence and 
office uses operating 7 days a week 6am – midnight in the case of the restaurant.

Traffic Implications.
The traffic considerations for a conference center are quite different than for the commercial businesses 
now housed housed in the conference center buildings. There are very few daily trips associated with a 
conference center and more occupants are in each vehicle with vans and buses used to transport many 
conferees in and then out once at the beginning and end of a conference. That is in part, why there was 
never a need for many parking spaces. 

Traffic should be measured for the entire project impact not just for the additional request of 
GLA. This is a classic cumulative impact condition – once in with the initial impact that has 
had a major adverse impact – the effort is made to just measure the incremental impact on 
the new base traffic. That is not an accurate measurement and consideration of the impacts 
on local streets were not designed to carry such traffic volumes. 

General
Item 2. The submitted Cover Letter states the business has 265 total seats while the submitted

Transportation Analysis notes the proposed land use at a maximum of 200 seats. Analysis will
be required to show the impact of the actual number of seats in the structure.

The original conference building upstairs had four lodging rooms and one meeting room –
the change to restaurant seating in the upstairs is a major change with associated impacts. 
The decks areas should be included in the LGA.
The outside area should be treated as a sit-down restaurant, dog park and event space with 
stand-up crowds – that is what the Lariat uses it for.
When the Lariat Lodge opened, the outside area was not used and social media had not 
taken hold as part of the marketing effort. In year 2 the outside area began to be used –
tables for restaurant seating, tent structures and umbrellas, and entertainment venue facilities 
were set up. This grew with group events and events sponsored by other businesses. Traffic 
and parking demands grew with it. The events promoted the daily use of the facility causing 
traffic to increase on the streets to over a 1000/day as measured by Jefferson County. 
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ODP Document:
Item 3. Add no outdoor amplification allowed.

This would be a big help – but, events should not be permitted, and groups of greater than 20 
should not be allowed outside. In actual operation, this area has become uncontrolled.
The best resolution would be for the outside area not be available – except for the decks on 
the building. 

Parking:
Item B. Although the Reciprocal Parking Easement agreement submitted states shared use of the

parking lot to the south, consideration of the parking cannot be used as Church of the
Transfiguration Official Development Plan does not allow the primary use of the subject
property. Please refer to the Zoning Resolution Section 14.F.1.a.

Shared use of the Evergreen Church to the north should be carefully considered as well
to see if it is actually feasible. It is not available if the Church is occupied; and it has 
events in conflict with the restaurant schedule. 
There is also a shared parking with the Center Stage – this is an unworkable situation 
when the Center Stage is in practice or event mode. The Center Stage was not 
developed with adequate parking and it runs out of space with the restaurant in 
operation. 

It is unfortunate that the Lariat attempted to take advantage of its situation and continue to add outside of 
its approved zoning. It is also unfortunate that the Lariat continues to attempt to influence its clientele
against the neighborhood through its website and social media. The neighborhood is not against business 
and residents go to the Lariat. However, the residents and businesses are attracted to this community 
because of its beauty, lifestyle and wildlife.

The Lariat has had a major adverse impact on those values and on the people that live here. It has 
become a square peg in round hole. This is especially apparent now during the pandemic when it is not
open for business. The neighborhood has returned to what its quiet, serene condition prior to 2015 and 
we can all breath again and not hear the constant vehicles speeding by, kitchen fans, slamming doors, 
electronic music that emanated from the Lariat. 

Many in this neighborhood wish to continue to work with Jefferson County on rectifying the traffic safety,
noise and lighting impacts. Thank you for your consideration of these issues. 

Jack Bestall, Principal
Bestall Collaborative Limited
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Todd Hager

From: PAUL A PHILLIPE <everphillipe@msn.com>
Sent: Sunday, September 13, 2020 2:49 PM
To: Todd Hager
Subject: --{EXTERNAL}--Case #19-129748RZ  

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

To: Todd Hager
From: Karen Phillipe

everphillipe@msn.com
Sent: September 13, 2020
Subject: case # 19 129748RZ

Todd Hager,
I am writing in opposition to the expansion of the Lariat Lodge in Hiwan Village, Evergreen, Colorado. My husband and I
have lived in our home in Hiwan Village for fifty one years. We have experienced many changes over the years which
have been positive changes until the Lariat Lodge came into our once peaceful and quiet neighborhood. We walk most
days and have encountered speeding traffic and inconsiderate drivers coming from Lariat Lodge, and if Lariat Lodge is
allowed to expand it will get much worse which will make it unpleasant to walk in our own neighborhood. Yesterday
there were thirty very loud motorcycles that went down Iris coming and leaving Lariat Lodge. There is only one way in
and one way out to access Lariat Lodge. We also have new families in Hiwan Village that have young children that like to
ride their bikes and the added traffic would be dangerous to the children. This is a residential neighborhood and we
hope people will respect and be considerate of the people that live here young or old.

We also in opposition to the loud kitchen fan and all of the outside lighting. Those problems have been addressed
before at another meeting but no improvements have been made.

Thank you for your consideration.
Karen and Paul Phillipe

Sent from my iPad
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Todd Hager

From: Colin Rittgers <colin.rittgers@gmail.com>
Sent: Monday, June 1, 2020 10:13 AM
To: Todd Hager
Subject: --{EXTERNAL}--Bark Garten at Lariat Lodge

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

Mr. Hager,  
 
My wife and I love the food and atmosphere at Lariat Lodge, and we really enjoy having our pups with us. We are 
disappointed that the Bark Garten is currently closed due to zoning issues.  
 
There are so few places to enjoy food and drinks with our pups already, so we would really like to see the zoning 
restrictions lifted and the Bark Garten reopened.  
 
In this time where restaurants are struggling to survive, and outdoor seating space is necessary for the success of 
restaurants, the Bark Garten should be reopened. 
 
Thanks in advance for your concern and action on this matter. 
 
Colin Rittgers 
Arvada, CO 
(720) 663-8662 
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Todd Hager

From: Julie Bell <mcdbell99@msn.com>
Sent: Monday, September 21, 2020 6:22 PM
To: Todd Hager
Subject: --{EXTERNAL}--Lariat Lodge expansion proposal

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Dr. Mr. Hager,  
I am writing to state my opposition to the proposed expansion of the Lariat Lodge Brew Pub. The Lariat should
not be allowed to use the outside area except for the decks attached to the building. Especially since they
constructed the outside seating area illegally and outside of their original permit. Why should they be
rewarded for breaking the rules and not following proper procedures? They have used social media to
promote the false narrative that the dog area and concert venue were closed because of neighborhood
complaints. You know the truth that Jefferson County restricted the outdoor space because the owners
expanded illegally outside of their permitted operating area. Now that they are finally following procedures, I
am asking that the county deny the Lariat’s proposal to double their capacity. If allowed to expand, the
restaurant will exasperate an already untenable situation regarding the lack of parking, traffic and safety
concerns, noise intrusion, and excessive lighting that is on 24 hrs. daily.   
When Anders Ruikka first testified before Jefferson County in his request to re zone this area for the Lariat
Lodge, he stated that noise would be reduced from it’s use as a Conference Center. This is not the case, in fact
noise levels have increased. Mr. Ruikka also stated that crowds would be reduced since some square footage
would be reduced for kitchen and bathroom facilities, and that there was not much room for expansion
beyond the 4,000 sq. ft. space. However, now he is proposing to more than double capacity. After 5 years in
operation, the negative impacts to this neighborhood have been proven and if the Lariat is allowed to double
their capacity, this will result in doubling the negative impacts to the surrounding neighborhood.   
First, let me state the mischaracterization of opposition promoted by the Lariat Lodge to the proposed
expansion. They are attempting to portray any opposition to their restaurant as neighbors opposing the Lariat
dog park. There are at least 15 dogs living in the residences between Meadow Dr. and the Lariat parking lot.
We love our dogs and do not want them run over while walking our neighborhood streets. The outdoor space
was built illegally outside of their original allowable permitted space. It is not about opposing a space for dogs
outside, it is about the illegal doubling of occupancy into a space that was constructed without permission
from Jefferson County.  
Parking: When originally proposed, the Lariat stated that they had 50 parking spots on their property and an
easement for an additional 30 on the nearby Church property under a temporary agreement. If this temporary
agreement with the Church ends, the doubling of the allowable space would result in an additional strain on
the neighborhood with an even more inadequate parking situation. There are many days, particularly on the
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weekends, when I have counted well over 100 cars parked on the Lariat property and at the Church. Where
are the additional 100 cars supposed to park if the restaurant doubles its capacity? And the argument by Mr.
Ruikka that if there is no parking, customers will leave does nothing to alleviate the traffic on the residential
streets traveled to discover that parking is inadequate. The Lariat should prove that it has parking in place for
its use in perpetuity, not simply a contract that could expire. It should be an easement that is recorded and
not a weak parking agreement.   
Traffic and Speeding: When the Lariat Lodge was first proposed in 2014, the original traffic count was 25 27
car trips in the morning and the same in the evenings on Iris Dr. The Lariat’s own traffic analysis conducted last
year shows that there are now 998 daily trips with as many as 1,249 on Saturday. That is an exponential
increase, especially for a street that dead ends at the business! Even for an area that is zoned residential on
one side of the street and limited commercial on the other, this increase is extremely excessive. On a recent
Saturday, I counted a group of 30 motorcycles, many with 2 occupants, driving down Iris Dr. The noise was
extremely disruptive for about 15 minutes both during their approach to the restaurant and upon departure
(no doubt all were accommodated, despite COVID restrictions since they were at the Lariat for about 2 hrs).
And this is not a rare occurrence. In what other residential neighborhood is this acceptable? And of course,
there is a constant stream of cars, trucks, and motorcycles speeding down Iris Dr. every day of the week which
makes it extremely unpleasant for residents to sit on our decks, walk though our neighborhood, or have
windows open in their houses. When the space was used as a conference center, this was not the case since
traffic was concentrated to specific days when events took place, not all day, every day of the week. And when
the Lariat first opened and only used the allowable permitted space, traffic was much less than it is now since
they illegally built the outside space and doubled their permitted service area. Any zoning should be
conditioned to require the Lariat to make offsite improvements, such as traffic calming devices like table tops,
lane controls and signage. Despite the argument of partial residential and partial commercial use, the local
streets of Hiwan Village were not designed for this type of traffic volume with only one way in and one way
out.   
Safety: Many vehicles speed every day down Iris, Fireweed, and even Lupine while driving to the Lariat. While
the Lariat is not directly responsible for speeders, the fact that many more vehicles traveling through the
neighborhood would undoubtedly result in more vehicles exceeding the posted speed limit. This is already a
big problem and by doubling the size of the restaurant, there would undoubtedly be in increase in hazards for
those walking, running, biking, and residents simply trying to enjoy their property. In a neighborhood where
there are no sidewalks, increasing traffic would threaten the safety of pedestrians.   
Noise: The traffic noise is intrusive, but the noise from the outside events have often exceeded the allowable
55 decibels. On numerous occasions, we have measured noise levels as high as 69 decibels while standing on
our deck, well over 100 ft. from the Lariat. Some weekends, we cannot even hear our own conversations
within our house due to concerts in the outside area where the Lariat Lodge has illegally expanded. Equating
the impacts of the Elks Lodge, which has maybe 15 20 events annually that impact the neighborhood, with a
restaurant that operates 7 days a week is a false equivalence. The Lariat has much more of a constant and
daily impact on the peacefulness of the neighborhood than the Elks Lodge has annually. In addition, the
kitchen exhaust fan often runs 24 hrs. daily and exceeds allowable noise levels. It is a constant audible
intrusion. While the owners have claimed to mitigated the fan, whatever was done has not changed the noise
level.   
Lighting: The existing lights are very intrusive and shine in our windows from dusk until dawn. The neighbors
have mentioned this to the owners many times, but nothing has been done. In fact, they recently installed an
LED light that is brighter than the one it replaced. It is pointed directly at our house and is much brighter than
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it needs to be, especially since other lights also remain on all night. When contacted about this, the owners
said the light was required by the county and that nothing could be done about it. The Lariat should be
required to submit a lighting plan and outside lights should be modified to conform to dark sky standards.
Action should be taken on this now – we shouldn’t have to wait as more lights are added and kept on 24/7.   
The owners have paid lip service to working with neighbors to mitigate some of the negative impacts caused
by their restaurant. However, they have yet to make changes to anything other than nighttime deliveries. They
have been aware of many of these concerns for about two years and have yet to make relatively simple
adjustments to lighting and fan noise that would go a long way to making them good neighbors. While I know
that the Lariat Lodge is here to stay, the business should try and work with their neighbors and not defy the
intent of a peaceful existence for homeowners.   
Thank you,  
Julie Bell  
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Todd Hager

From: Isaac O'Kelly <isaacsokelly@gmail.com>
Sent: Saturday, July 18, 2020 1:24 PM
To: Todd Hager
Subject: --{EXTERNAL}--The Bark Garten of Evergreen’s Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Flagged

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

Hi Todd,  
    Hope you’re having an ok day. I’m having an ok day. It was a great day, until I heard of your nefarious plan to exile ALL 
DOGS from the Lariat Lodge. This seems a bit extreme, no? I can assure you, some of the patrons of the Lodge are far 
more disruptive than their furry companions. As a lifetime resident of Evergreen, I see no reason to prohibit dogs on the 
front patio of the restaurant, and furthermore, there are more than an handful of restaurants in the Evergreen area 
which have outdoor spaces that permit dogs; I’m not sure what about the Bark Garten distinguishes it from other 
outdoor spaces in similar restaurants. Please focus on more pressing issues within Jefferson County and leave us and our 
dogs alone. Thank you very much and have an ok day.  
— Isaac O’Kelly  
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Todd Hager

From: Joanna Redwine <joanna.redwine@gmail.com>
Sent: Sunday, September 27, 2020 8:15 PM
To: Todd Hager
Subject: Re: Comments on Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Flagged

Hello again Todd,

I just want to make one more thing clear. The traffic study found that 25 42 ish % of drivers were speeding. This
translates to the hundreds of drivers a day I was referring to that drive unsafely. However, I think it is important to also
point out that that means 75 58% don't speed, and that is so appreciated by the neighborhood. I interpret the safe
drivers to be either locals or people who have been to the Lariat before and perhaps understand the context of where
the bar is. I want it to be understood that we recognize all of the conscientious drivers and patrons of the Lariat Lodge
that drive safely past our houses and that we appreciate that element of caution and respect. The problem isn't the
majority of patrons who are respectful. The problem is that the minority do cause a very large problem for us. And,
again, the fix is rather simple. Signs, traffic calming, painted center lines, enforcement, lowered speed limit, and
perhaps looking into alternative approaches to the Brewery.

Thanks for your time and consideration,

Joanna Redwine

On Sun, Sep 27, 2020 at 4:20 PM Joanna Redwine <joanna.redwine@gmail.com> wrote:
I am writing to you as a homeowner on Iris Dr who has been significantly impacted by the Lariat Lodge and 
their customers.  I attended the community meeting in 2019 and I want to reiterate the comments I made at that 
time.

1. The traffic on Iris Dr is not compatible with a neighborhood as it is now, without the Lariat Lodge 
expansion. We have a 3 year old and two dogs and enjoy walking around the block on evenings and 
during the weekend.  This is not safe any longer on Iris Dr.

The traffic study suggested that the current signage, speed limits are sufficient for the neighborhood.  First, I 
disagree for reasons I will expand upon below.  Second, the speed limits are not adhered to. So, if one argues 
they are sufficient for the neighborhood, there needs to be an element of enforcement to stop the hundreds of 
speeding vehicles a day, including one clocked at 67 mph. With the absence of law enforcement enforcing the 
speed limit, traffic calming structures are important to install to enforce that vehicles do stay at or below the 
speed limit.

You can tell when the drivers are local and when they are not.  The driving behavior is different. I 
think the majority of speeders and unsafe driving is not intentionally careless.  I think people are in a 
new place and busy with their own thoughts and conversations in their cars and aren't adequately aware 
of where they are and that they need to slow down and yield to people and animals.  In contrast, the 
patrons of the Elk's lodge are local and they drive slowly and respectfully through the 
neighborhood. This is nearly universally true whether it is a typical Friday evening, a school dance 
being held at the lodge, a wedding. The patrons seem to understand they are in a neighborhood and they
drive accordingly.  They don't speed. They stay on the correct side of the road. They are mindful to the 
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neighborhood walking their dogs and small children. This is a stark contrast to the Lariat Lodge 
patrons.  I think what is needed is very clear signage and traffic calming devices to help instruct 
the Lariat Lodge patrons on how to follow the speed limit and to yield to people and 
animals.  And very clear signage that wildlife on these roads is common and to proceed slowly.

I understand that the eastern side of Iris Dr is zoned commercial and not residential. I argue that 
does not mean that 100% of the traffic behavior should be more appropriate for commercial rather than 
residential. I think signage, traffic calming, stripes on the streets, law enforcement, and perhaps 
sidewalks, are all necessary to live with the volume of traffic that NOW EXISTS for the Lariat. I think 
increasing volume of traffic in this setting is not reasonable. And I suggest that the Lariat consider 
using the outside at the expense of part of the inside of its restaurant when weather permits rather than 
in addition to the inside.  In this way they can have a dog park and not increase the number of patrons.

Many people seem to be driving to the Lariat from outside of Evergreen and I suspect many do not 
immediately recognize they are entering a neighborhood because they think they are driving to a bar, 
which is generally located in a town, not a neighborhood.  I think clear signage as you turn onto Iris 
from meadow stating you are in a neighborhood, speed limit is 25 mph (or lower would be 
better!) would really help.

I have witnessed at least 15 narrowly averted head on collisions on the corner by Iris Dr. and Loco 
lane. The drivers leaving the Lariat take the inside corner and nearly hit drivers heading to the Lariat 
Lodge. There needs to be a reflective curve sign, a center line painted on the road, and I strongly feel a 
speed limit lower than 25 mph at least for the curve is necessary.  

We commonly observe drivers leaving the Lariat approach the curve at Loco Ln and stop in the 
middle of the road as they are confused about where to go.  Stopping in the middle of the road causes 
obvious traffic dangers to others. This is an odd intersection. Again, there needs to be a curve sign. 

There needs to be enforcement of the speed limit. Word of mouth works, if several of the 100's of 
speeders per DAY(as evidenced by the traffic study) were stopped and ticketed, staff and patrons may 
then heed the speed limit and pass the word on to others to do so as well.

I think that lowering the speed limit on Iris Dr. to 15 mph is warranted.  There are no sidewalks, the 
road is narrow, as the volume of traffic is now, it is unsafe for me to walk my dogs on the street.

The volume of traffic makes evenings and weekend days outside in our yard unpleasant. The loud 
motorcycles are unpleasant and are common.

 During the summer we spend many hours outside in the evenings. Routinely, the last group to 
leave the Lariat lodge hang out together in the parking lot, this is something I don't have a problem 
with, but then they all would leave at the same time, in a row, and speed fast past our house. I felt like 
this was intentional and it was a big "F-U" to the neighborhood.  I would love to see that stopped.

Many cats, elk, and deer have nearly lost their lives to Lariat Lodge patrons.

2. The noise from the hood should be kept at or below the standards set by the county. Presently it 
does not.

3. The lights on the building should conform to dark sky regulations, currently it does not and it is left 
on 24/7.

4. Below are a list of alternatives or compromises that could possibly allow the bark park to be 
preserved while minimizing the impact to the neighborhood:

Perhaps the Lariat Lodge could maintain the current level of seating, but transition to the outside in 
months when the weather is nice, with fewer people inside, and move to more people indoors during 
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the cold months.  In this way, they could have the bark park but not increase the impact to the 
community and neighborhood. Close the upstairs and part of the dining room in order to open the 
outside.  Traffic and lighting problems still need to be addressed, even if the number of patrons does 
not change.

What about working on a better entrance from Highway 74?  Or parking at the church alongside 
Bear Creek to alleviate some of these issues?  

There are alternatives that don't disregard the neighborhood's needs.  Please direct the Lariat Lodge 
to consider all of these alternatives and the strong opinions of the neighborhood regarding traffic.

The Lariat lodge owner and employees have defamed the neighborhood on social media by claiming we do not 
like dogs and are against the dog park. This is a lie. We have two rescue dogs. I believe there are nearly 20 
dogs that live on Iris Dr and Fireweed nearby the Lariat. Personally, we love taking our dogs to breweries that 
allow it and enjoy other people's dogs when we are out. What we do not like, however, is nearly being run over 
on Iris Dr. by Lariat Lodge patrons. This happens frequently as the patrons seem unaware of their surroundings 
and need to be reminded. With signs and traffic calming devices. And a word upon leaving by the Lariat staff 
perhaps?

We don't dislike the Lariat Lodge itself, nor the owner,  nor the staff, nor the patrons.  We want to be 
respected as a neighborhood and that respect and consideration has not been adequately extended by that 
business. Taking care of your neighbors should be part of the successful business model. Lying about 
the intention of the neighborhood to rile up the larger Evergreen community against us is not appreciated. 
We're not asking for much. Just turn down the hood, turn down the lights, and help with the traffic problem 
your business created. Be nice and enjoy your success.  Celebrate that success by helping the neighborhood 
you occupy co-exist with that success.

Thank you,

Joanna Redwine
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Todd Hager

From: Lee Anne Powers <leeannepowers@icloud.com>
Sent: Tuesday, July 21, 2020 2:55 PM
To: Todd Hager
Subject: --{EXTERNAL}--Keep the dog patio at Lariat Lodge

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
 
 
Saw the sign when eating at Lariat Lodge last week. Why close this wonderful dog area at the restaurant? It’s out of the 
way (unlike many dog friendly restaurants) and so popular. 
 
Why? Please don’t. 
 
Lee Anne Powers 
Hiwan Golf Club neighborhood, Evergreen 
 
Sent from my iPhone 
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Todd Hager

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Thursday, September 24, 2020 10:39 PM
To: mschuster@co.jefferson.co.us; Russell Clark; Todd Hager
Subject: --{EXTERNAL}--LARIAT SHOULD PROVIDE THE TYPIAL INFORMATION REQUIRED FOR ODP'S 

DURING THE ZONING PROCESS NOT AFTER 

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Gentlemen.

The Lariat is asking to increase by 4,700sf and allow continued use of the area it has been illegally using the last 4 years. 
It is important that the County not go down the same path followed in 2014 and consider and approve zoning without 
appropriate plan information and public participation. The impacts are already known for the requested expansion. The 
applicant must provide a preliminary Site Plan, Lighting Plan, Offsite Roadway Improvement Plan and conditions that 
would manage and control the impacts on the use of the outside area.  

The comparison of a conference center facility for groups with longer stay, well managed functions in 2014 to a 7 day a 
week brewery/bar/restaurant that has taken to hosting events with electronic amplification, without sufficient parking, and 
no control over after hours security, and the volume and speed of traffic was inaccurate at best and disingenuous at worst. 
It was not possible to consider the appropriateness of the zoning request then and certainly now – evaluating a request for 
expansion without sufficient information is even more difficult. 

1. On its face, the Lariat should not be allowed to expand and additional 4,700sf. Having operated illegally at this 
size over the last four years, based on the County’s traffic counts and the Lariat’s traffic memo we know that the 
traffic has increased from 100ADT to 1250ADT and is overwhelming the local neighborhood streets and creating 
an unsafe condition for pedestrians. The local streets were not designed for this volume of  traffic – they have no 
sidewalks, no traffic calming, and have a section that is less than 22’ wide. This unsafe condition has severely 
impacted the neighborhood.  

2. Based on the Lariat’s request for amending its zoning – the Staff, Planning Commission and Board of County 
Commissioners must have sufficient information to evaluate the zoning request and Planning has the authority to 
require the Lariat to provide this information now (at least in the form of preliminary plans, parking easements, 
standards and operating procedures which can become a condition of the zoning) as part of the zoning process. It 
is important to note that now is the time to adequately engage the public, rather than consider the zoning and then 
require plans at the time of Site Development Plan when public engagement is very limited and there is no 
adequate public forum. Disallowing public participation in the review process is particularly important in this case 
because Hiwan Village does not have an HOA and the built-in means to participate and organize within that 
organizational structure. Further, the onsite and offsite evidence of impacts to the neighborhood and surrounding 
area is already documented and should factor in to the evaluation of the facility and the impacts the type and 
extent of the existing use are having.    

3. The Lariat, by Resolution, must meet the standards that other similar businesses are required to meet in Jefferson 
County and submit as part of the ODP, at a minimum a Conceptual Site Plan, Development Standards, Operating 
Conditions, traffic mitigation plan showing how it meets parking, sound abatement and proposes to meet the 
existing and proposed traffic mitigation requirements as conditions of the zoning. My experience with ODP’s is 
that this information is typically required at the time of submittal and review of an Official Development Plan; and I 
am not finding any of this information on the website.     

a. Parking. The plan must be shown that there is sufficient, ADA accessible parking within 250’ of the 
building entry. The parking facilities must be improved to County dimensioning, striping, paving and 
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lighting standards. If shared parking is necessary to meet the parking requirements and other properties 
are utilized – agreements between the properties must be prepared to County standard in the form of 
easements with maintenance agreements that are recorded to run permanently with the properties 
forever.  

b. Roadway Improvements. The existing streets do not meet commercial standard and are inadequate to 
the Lariat in their current condition since the Lariat’s traffic volume is 10X the amount that would be used 
daily by the residents. The Lariat must prepare an offsite roadway improvement and maintenance 
program that provides for adequate signage, striping, paving and traffic calming improvements including 
three table tops – one on the hill coming up off of Meadow Drive; one on the Iris straightaway; and one on 
the hill on Fireweed near the Lariat. A traffic calming improvement should also be considered at the 
intersection of Loco and Iris Drive. The Lariat should be required to provide the design and improvements 
for the roadway improvements as an offsite impact.  

c. Lighting Plan. The lighting on the Lariat building, out-buildings and parking areas is not to County 
standard and was illegally placed without a Lighting Plan. A Lighting Plan should be required during the 
zoning review to address how the building and parking areas are going to be made safe without flooding 
light offsite or impacting the night sky view shed. The lighting should also fit the character of the Lariat 
Building which holds prominence in the history of Evergreen – and lighting placed for commercial 
purposes may not be appropriate or respectful of the architecture and significant events that once 
occurred on the property.   

Even if it were possible to mitigate the expansion – it remains to be seen if it is the appropriate type and extent of a land 
use based on its location, lack of emergency access, and known existing impacts to the adjacent neighborhood.  

Please let me know when we can discuss this and how and when this information will be made available by the 
applicant.   
Thank you.  

Bestall Collaborative Limited    720.810.6480
jack@bestallcollaborative.com       PO 2223 Evergreen CO 80437       
Planning  Environment  Construction  Management  Development 
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Todd Hager

From: Lori Hugh <lorihugh@comcast.net>
Sent: Friday, August 7, 2020 5:00 PM
To: Todd Hager
Subject: --{EXTERNAL}--Lariat bark garden

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

I could not get on website to sign petition but please keep this special place open. It’s one of the few spots to safely
enjoy time you with your furry friend while safely socializing with your human ones. More laces like this are needed Lori
hugh

Sent from my iPhone
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Todd Hager

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Thursday, September 24, 2020 11:08 PM
To: Todd Hager
Subject: --{EXTERNAL}--HIWAN VILLAGE ANTI-DOG - REALLY? 

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Hi Todd.  

As we enter the weekend zone and traffic continues to grow on the way to the Lariat – it needs to be documented that the 
Lariat has been very disingenuous in trying to attract support from its patrons by claiming on is website and through social 
media that Hiwan Village is against dogs and the Lariat’s ‘Bark Garden’. Rallying an outcry about how mean the 
neighborhood is in trying to shut down a dog park. We didn’t know that was an approved use at the Lariat – but, we 
certainly aren’t anti-dog.  

This isn’t about neighbors being anti-dog; its about reclaiming our quiet neighborhood and feeling safe to walk a dog as 
the Lariat promotes its ‘Bark Garden’ and invites more and more visitors and traffic into the neighborhood. The Lariat’s 
own traffic engineer has documented what we knew – 10X the number of vehicles (1250) are using our streets on their 
way to the Lariat each Saturday. We are conducting a dog census and have already gotten to 15 dogs along Iris Drive 
and we are just starting.  

I have two dogs – note how worried they look watching the traffic go by. I don’t blame them. 
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The neighborhood is worried too – this is Saturday morning two weekends ago. 32 bikes – 42 riders.  
Thanks.  

Bestall Collaborative Limited    720.810.6480
jack@bestallcollaborative.com       PO 2223 Evergreen CO 80437       
Planning  Environment  Construction  Management  Development 





 

 

October 7, 2020 

 

Mr. Todd Hager - Planner & Case Manager 
Planning & Zoning Division Jefferson County 
100 Jefferson County Parkway Golden, Colorado 80419 
 
RE: Lariat Lodge Rezoning – 19-129748RZ 

Dear Mr. Hager: 

I am writing to express my strong opposition to the request of the Lariat Lodge to more than double its GLA.  
Most of the issues that have proven to be problems were raised when the Lariat originally requested a 
rezoning, and promises were made about how these items would be dealt with.  For your information and 
use in considering this case, I am quoting statements taken directly from the tapes of the March 25, 2014 
County Commissioners meeting.  The discussion starts about 54:30 on the meeting clock, with some other 
times inserted for your convenience.  Items in quotes are as close to the original as I am able to make them.  I 
have added emphasis; in addition, my comments follow some statements and are italicized; .    

Mr. Aaron McLean of Jeffco Planning and Zoning stated the following (emphasis added by me):  

The property to be rezoned is a continued use of the Conference Center.  The rezoning is similar to the 
“Convenience Level.”  This is the least intense level of commercial zoning.  He used the word limited to 
describe activities that would be allowed.  The facility would be used for meeting spaces and for business 
offices.  The square footage for each was then listed.    

1:00.  “Lighting will not be allowed to intrude on the property lines and will follow county regulations for 
meeting certain thresholds at the property line as well as being full cut off down-casted lighting fixtures.” 
Odor should be minimal. . .  Noise is something that is enforced by CO (unintelligible) statutes and by our 
Sheriff’s office. “  
 
McLean repeated that the rezoning would add limited uses – brewpub/vintner, restaurant, low intensity 
specialty goods and services.  1:1:06. “ODP will limit commercial activities in scale so it does not create 
further impacts to the residential area to the north and the traffic impacts will be consistent with what is 
currently allowed.” He also stated “This dictates customers of the proposed uses will park within the 
property boundaries.” 

Mr. Anders Ruikka then spoke.    

“We live on that property right now.”   (The Ruikkas had asked to have the cottage located on the property 
re-zoned in this petition; they moved out shortly afterward.)    

Mr. Ruikka recounted the pre-application community meeting.  They felt the “concerns were manageable.”  
They committed to retain the historic significance of the buildings and earn a livelihood.  He noted that the 
major concerns expressed were 1) parking on the road, 2) noise from the parking lot, and 3) traffic, and made 
the following statements as to how they were addressed: 

1) He said that the issue of parking on the road had been dealt with when the county erected no 
parking signs in the neighborhood.   He stated that they have 50 parking spots and have an easement 
for an additional 30 spots.    
 



 
 

2) 1:03:50  Noise.  “If we can limit. . .large crowds we will also resolve some of the parking issues that 
comes with large crowds.  Also, by having a restaurant we will be reducing seating from what the 
Conference Center would generate.”  “The Conference Center events generates a lot of noise 
because people know each other . . they get livelier than people walking into a restaurant.”  They 
would limit the amount of building space, and he cited the ODP.  “We can limit what’s happening in 
the future.”  “Mixed uses. . . will also reduce traffic.” 
 

3) Traffic analysis.  “The count was established and we felt it was very positive and nothing more than 
what was in the past.  The same thing there, the ODP was (will?) limit the structure on the property.  
Mixed uses of offices and restaurants. . .  will also reduce traffic. . .” 

He stated that feedback from three neighbors was “very positive.”  We looked at the ODP and “we picked 
uses that are in the neighborhood level.”   ( A petition opposing the rezoning was circulated in the 
neighborhood and was signed by 58 residents of the Fireweed Loop.  A copy of this petition was submitted to 
County Commissioners.)   

Mr. Ruikka quoted Candy Porter, who formerly managed the Conference Center, as saying that the 
Conference Center was open seven days a week from 7 a.m. to 11 p.m. with up to 125 people at events.  
(Ms. Porter did not say how many days a week the Center was used on average, or why it would have closed if 
it was so successful.)   
 
It is clear to me that the original rezoning was presented to the Commissioners as a continuation of an 
already established business, which would have the same effect on the neighborhood and which would not 
prove to be a disruption to our community.  Please note the repeated use of the word “limit” or “limited” in 
the testimony given to the Commissioners.  I trust that, when you present this case to the Commissioners, 
you will be completely open, not only about the increases in traffic that have occurred, and the further 
increases that are projected if the seating area is expanded, but also about complaints regarding lighting and 
noise expressed by the close neighbors.      

In 2014, the Commissioners stated that this was a “tough decision” because of the location’s proximity to a 
residential neighborhood. Mr. Ruikka was encouraged to “work with the community” and Commissioner 
Tighe said (2.11) that if there were problems “. . . we have to watch and see what happens. . .see if we need 
to do something with those streets.”   

I ask that the Planning and Zoning Department deny this request for additional GLA to be added to the Lariat 
Lodge.  If it is approved, then Jeffco needs to bite the bullet and make a substantial investment in 
infrastructure; perhaps by securing land to change the road approach to the Lodge.  It would be expensive, 
but considering the alternative--downgrading an affordable, family-friendly neighborhood, where many 
people, in addition to residents, walk frequently—the investment would prove to be worthwhile.  

Please let me know if you need additional information.  I very much appreciate your assistance in finding the 
materials from the 2014 meeting.  Thank you.  

  

Catherine Rafter 
28226Lupine Drive 
Evergreen, CO  80439       
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Dylan Monke

From: Ariana Vasquez Lokey <acvlokey@gmail.com>
Sent: Friday, June 25, 2021 11:08 AM
To: Dylan Monke; Russell Clark
Cc: Jack Bestall
Subject: --{EXTERNAL}-- PLEASE REPLY - Lariet Lodge Zoning Violation - Follow-Up

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
 
Mr. Dylan Monke and Mr. Russell Clark, 
 
My name is Ariana Vasquez and I live on Iris Dr. in Evergreen, CO near Lariet Lodge. My husband and I moved 
here last summer. We really love living up here and we also like Lariet Lodge (we order food to go from them at 
least once a week). When we moved in, it was obviously during COVID. Now that (thankfully) many people are 
vaccinated and going out to eat at restaurants more we have noticed a HUGE increase in traffic and cars 
driving on Iris Dr to get to Lariet Lodge. Our neighbor, Jack Bestall, who has emailed you several times without 
a reply, has kept us updated on his attempts to correspond with you and also find a solution to the Lariet Lodge 
zoning violations.  
 
Prior to moving to Evergreen we lived in downtown Denver, so we are no stranger to traffic or people using 
amenities around our living space. However, people often drive way too fast on Iris, do not look out for those 
who are walking in the neighborhood, and there is often overflow parking from Lariet Lodge spilling into our 
street.  
 
Could you please reply and let me know the status of the Lairet Lodge Zoning Violations and your plans to 
address the concerns of me and my neighbors? Thanks in advance! 
 
Ariana Vasquez, PhD 
 
 











Bestall Collaborative Limited
Planning Environment Construction Management Development

720.810.6480 jack@bestallcollaborative.com PO Box 2223 Evergreen Colorado 80437
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April 23, 2020

Mr. Todd Hager - Planner & Case Manager 
Planning & Zoning Division Jefferson County 
100 Jefferson County Parkway Golden, Colorado 80419

RE: Lariat Lodge Rezoning – 1st Referral Comments 

Mr. Hager. 

It is my understanding that the applicant has received the March 5th - 1st Referral comments for its 
Rezoning application. There are several aspects of the applicant’s submittal and the referral comments 
that require clarification, additional information and analysis.

Background - Perpetuation of a Myth as to Use.
The applicant continues to perpetuate a myth that nothing changed when the restaurant use was 
approved for the Lariat Lodge & Brewery from the original use. That is incorrect and does not adequately
provide a description of the impact the new use has had on the neighborhood. The property and the 
buildings were used originally as a Christian Conference Center primarily during the summer and fall
seasons – which is a very different type of use than a commercial restaurant, retail service, residence and 
office uses operating 7 days a week 6am – midnight in the case of the restaurant.

Traffic Implications.
The traffic considerations for a conference center are quite different than for the commercial businesses 
now housed housed in the conference center buildings. There are very few daily trips associated with a 
conference center and more occupants are in each vehicle with vans and buses used to transport many 
conferees in and then out once at the beginning and end of a conference. That is in part, why there was 
never a need for many parking spaces. 

Traffic should be measured for the entire project impact not just for the additional request of 
GLA. This is a classic cumulative impact condition – once in with the initial impact that has 
had a major adverse impact – the effort is made to just measure the incremental impact on 
the new base traffic. That is not an accurate measurement and consideration of the impacts 
on local streets were not designed to carry such traffic volumes. 

General
Item 2. The submitted Cover Letter states the business has 265 total seats while the submitted

Transportation Analysis notes the proposed land use at a maximum of 200 seats. Analysis will
be required to show the impact of the actual number of seats in the structure.

The original conference building upstairs had four lodging rooms and one meeting room –
the change to restaurant seating in the upstairs is a major change with associated impacts. 
The decks areas should be included in the LGA.
The outside area should be treated as a sit-down restaurant, dog park and event space with 
stand-up crowds – that is what the Lariat uses it for.
When the Lariat Lodge opened, the outside area was not used and social media had not 
taken hold as part of the marketing effort. In year 2 the outside area began to be used –
tables for restaurant seating, tent structures and umbrellas, and entertainment venue facilities 
were set up. This grew with group events and events sponsored by other businesses. Traffic 
and parking demands grew with it. The events promoted the daily use of the facility causing 
traffic to increase on the streets to over a 1000/day as measured by Jefferson County. 
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ODP Document:
Item 3. Add no outdoor amplification allowed.

This would be a big help – but, events should not be permitted, and groups of greater than 20 
should not be allowed outside. In actual operation, this area has become uncontrolled.
The best resolution would be for the outside area not be available – except for the decks on 
the building. 

Parking:
Item B. Although the Reciprocal Parking Easement agreement submitted states shared use of the

parking lot to the south, consideration of the parking cannot be used as Church of the
Transfiguration Official Development Plan does not allow the primary use of the subject
property. Please refer to the Zoning Resolution Section 14.F.1.a.

Shared use of the Evergreen Church to the north should be carefully considered as well
to see if it is actually feasible. It is not available if the Church is occupied; and it has 
events in conflict with the restaurant schedule. 
There is also a shared parking with the Center Stage – this is an unworkable situation 
when the Center Stage is in practice or event mode. The Center Stage was not 
developed with adequate parking and it runs out of space with the restaurant in 
operation. 

It is unfortunate that the Lariat attempted to take advantage of its situation and continue to add outside of 
its approved zoning. It is also unfortunate that the Lariat continues to attempt to influence its clientele
against the neighborhood through its website and social media. The neighborhood is not against business 
and residents go to the Lariat. However, the residents and businesses are attracted to this community 
because of its beauty, lifestyle and wildlife.

The Lariat has had a major adverse impact on those values and on the people that live here. It has 
become a square peg in round hole. This is especially apparent now during the pandemic when it is not
open for business. The neighborhood has returned to what its quiet, serene condition prior to 2015 and 
we can all breath again and not hear the constant vehicles speeding by, kitchen fans, slamming doors, 
electronic music that emanated from the Lariat. 

Many in this neighborhood wish to continue to work with Jefferson County on rectifying the traffic safety,
noise and lighting impacts. Thank you for your consideration of these issues. 

Jack Bestall, Principal
Bestall Collaborative Limited
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Todd Hager

From: PAUL A PHILLIPE <everphillipe@msn.com>
Sent: Sunday, September 13, 2020 2:49 PM
To: Todd Hager
Subject: --{EXTERNAL}--Case #19-129748RZ  

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

To: Todd Hager
From: Karen Phillipe

everphillipe@msn.com
Sent: September 13, 2020
Subject: case # 19 129748RZ

Todd Hager,
I am writing in opposition to the expansion of the Lariat Lodge in Hiwan Village, Evergreen, Colorado. My husband and I
have lived in our home in Hiwan Village for fifty one years. We have experienced many changes over the years which
have been positive changes until the Lariat Lodge came into our once peaceful and quiet neighborhood. We walk most
days and have encountered speeding traffic and inconsiderate drivers coming from Lariat Lodge, and if Lariat Lodge is
allowed to expand it will get much worse which will make it unpleasant to walk in our own neighborhood. Yesterday
there were thirty very loud motorcycles that went down Iris coming and leaving Lariat Lodge. There is only one way in
and one way out to access Lariat Lodge. We also have new families in Hiwan Village that have young children that like to
ride their bikes and the added traffic would be dangerous to the children. This is a residential neighborhood and we
hope people will respect and be considerate of the people that live here young or old.

We also in opposition to the loud kitchen fan and all of the outside lighting. Those problems have been addressed
before at another meeting but no improvements have been made.

Thank you for your consideration.
Karen and Paul Phillipe

Sent from my iPad
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Todd Hager

From: Colin Rittgers <colin.rittgers@gmail.com>
Sent: Monday, June 1, 2020 10:13 AM
To: Todd Hager
Subject: --{EXTERNAL}--Bark Garten at Lariat Lodge

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

Mr. Hager,  
 
My wife and I love the food and atmosphere at Lariat Lodge, and we really enjoy having our pups with us. We are 
disappointed that the Bark Garten is currently closed due to zoning issues.  
 
There are so few places to enjoy food and drinks with our pups already, so we would really like to see the zoning 
restrictions lifted and the Bark Garten reopened.  
 
In this time where restaurants are struggling to survive, and outdoor seating space is necessary for the success of 
restaurants, the Bark Garten should be reopened. 
 
Thanks in advance for your concern and action on this matter. 
 
Colin Rittgers 
Arvada, CO 
(720) 663-8662 
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Todd Hager

From: Julie Bell <mcdbell99@msn.com>
Sent: Monday, September 21, 2020 6:22 PM
To: Todd Hager
Subject: --{EXTERNAL}--Lariat Lodge expansion proposal

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Dr. Mr. Hager,  
I am writing to state my opposition to the proposed expansion of the Lariat Lodge Brew Pub. The Lariat should
not be allowed to use the outside area except for the decks attached to the building. Especially since they
constructed the outside seating area illegally and outside of their original permit. Why should they be
rewarded for breaking the rules and not following proper procedures? They have used social media to
promote the false narrative that the dog area and concert venue were closed because of neighborhood
complaints. You know the truth that Jefferson County restricted the outdoor space because the owners
expanded illegally outside of their permitted operating area. Now that they are finally following procedures, I
am asking that the county deny the Lariat’s proposal to double their capacity. If allowed to expand, the
restaurant will exasperate an already untenable situation regarding the lack of parking, traffic and safety
concerns, noise intrusion, and excessive lighting that is on 24 hrs. daily.   
When Anders Ruikka first testified before Jefferson County in his request to re zone this area for the Lariat
Lodge, he stated that noise would be reduced from it’s use as a Conference Center. This is not the case, in fact
noise levels have increased. Mr. Ruikka also stated that crowds would be reduced since some square footage
would be reduced for kitchen and bathroom facilities, and that there was not much room for expansion
beyond the 4,000 sq. ft. space. However, now he is proposing to more than double capacity. After 5 years in
operation, the negative impacts to this neighborhood have been proven and if the Lariat is allowed to double
their capacity, this will result in doubling the negative impacts to the surrounding neighborhood.   
First, let me state the mischaracterization of opposition promoted by the Lariat Lodge to the proposed
expansion. They are attempting to portray any opposition to their restaurant as neighbors opposing the Lariat
dog park. There are at least 15 dogs living in the residences between Meadow Dr. and the Lariat parking lot.
We love our dogs and do not want them run over while walking our neighborhood streets. The outdoor space
was built illegally outside of their original allowable permitted space. It is not about opposing a space for dogs
outside, it is about the illegal doubling of occupancy into a space that was constructed without permission
from Jefferson County.  
Parking: When originally proposed, the Lariat stated that they had 50 parking spots on their property and an
easement for an additional 30 on the nearby Church property under a temporary agreement. If this temporary
agreement with the Church ends, the doubling of the allowable space would result in an additional strain on
the neighborhood with an even more inadequate parking situation. There are many days, particularly on the
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weekends, when I have counted well over 100 cars parked on the Lariat property and at the Church. Where
are the additional 100 cars supposed to park if the restaurant doubles its capacity? And the argument by Mr.
Ruikka that if there is no parking, customers will leave does nothing to alleviate the traffic on the residential
streets traveled to discover that parking is inadequate. The Lariat should prove that it has parking in place for
its use in perpetuity, not simply a contract that could expire. It should be an easement that is recorded and
not a weak parking agreement.   
Traffic and Speeding: When the Lariat Lodge was first proposed in 2014, the original traffic count was 25 27
car trips in the morning and the same in the evenings on Iris Dr. The Lariat’s own traffic analysis conducted last
year shows that there are now 998 daily trips with as many as 1,249 on Saturday. That is an exponential
increase, especially for a street that dead ends at the business! Even for an area that is zoned residential on
one side of the street and limited commercial on the other, this increase is extremely excessive. On a recent
Saturday, I counted a group of 30 motorcycles, many with 2 occupants, driving down Iris Dr. The noise was
extremely disruptive for about 15 minutes both during their approach to the restaurant and upon departure
(no doubt all were accommodated, despite COVID restrictions since they were at the Lariat for about 2 hrs).
And this is not a rare occurrence. In what other residential neighborhood is this acceptable? And of course,
there is a constant stream of cars, trucks, and motorcycles speeding down Iris Dr. every day of the week which
makes it extremely unpleasant for residents to sit on our decks, walk though our neighborhood, or have
windows open in their houses. When the space was used as a conference center, this was not the case since
traffic was concentrated to specific days when events took place, not all day, every day of the week. And when
the Lariat first opened and only used the allowable permitted space, traffic was much less than it is now since
they illegally built the outside space and doubled their permitted service area. Any zoning should be
conditioned to require the Lariat to make offsite improvements, such as traffic calming devices like table tops,
lane controls and signage. Despite the argument of partial residential and partial commercial use, the local
streets of Hiwan Village were not designed for this type of traffic volume with only one way in and one way
out.   
Safety: Many vehicles speed every day down Iris, Fireweed, and even Lupine while driving to the Lariat. While
the Lariat is not directly responsible for speeders, the fact that many more vehicles traveling through the
neighborhood would undoubtedly result in more vehicles exceeding the posted speed limit. This is already a
big problem and by doubling the size of the restaurant, there would undoubtedly be in increase in hazards for
those walking, running, biking, and residents simply trying to enjoy their property. In a neighborhood where
there are no sidewalks, increasing traffic would threaten the safety of pedestrians.   
Noise: The traffic noise is intrusive, but the noise from the outside events have often exceeded the allowable
55 decibels. On numerous occasions, we have measured noise levels as high as 69 decibels while standing on
our deck, well over 100 ft. from the Lariat. Some weekends, we cannot even hear our own conversations
within our house due to concerts in the outside area where the Lariat Lodge has illegally expanded. Equating
the impacts of the Elks Lodge, which has maybe 15 20 events annually that impact the neighborhood, with a
restaurant that operates 7 days a week is a false equivalence. The Lariat has much more of a constant and
daily impact on the peacefulness of the neighborhood than the Elks Lodge has annually. In addition, the
kitchen exhaust fan often runs 24 hrs. daily and exceeds allowable noise levels. It is a constant audible
intrusion. While the owners have claimed to mitigated the fan, whatever was done has not changed the noise
level.   
Lighting: The existing lights are very intrusive and shine in our windows from dusk until dawn. The neighbors
have mentioned this to the owners many times, but nothing has been done. In fact, they recently installed an
LED light that is brighter than the one it replaced. It is pointed directly at our house and is much brighter than
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it needs to be, especially since other lights also remain on all night. When contacted about this, the owners
said the light was required by the county and that nothing could be done about it. The Lariat should be
required to submit a lighting plan and outside lights should be modified to conform to dark sky standards.
Action should be taken on this now – we shouldn’t have to wait as more lights are added and kept on 24/7.   
The owners have paid lip service to working with neighbors to mitigate some of the negative impacts caused
by their restaurant. However, they have yet to make changes to anything other than nighttime deliveries. They
have been aware of many of these concerns for about two years and have yet to make relatively simple
adjustments to lighting and fan noise that would go a long way to making them good neighbors. While I know
that the Lariat Lodge is here to stay, the business should try and work with their neighbors and not defy the
intent of a peaceful existence for homeowners.   
Thank you,  
Julie Bell  
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Todd Hager

From: Isaac O'Kelly <isaacsokelly@gmail.com>
Sent: Saturday, July 18, 2020 1:24 PM
To: Todd Hager
Subject: --{EXTERNAL}--The Bark Garten of Evergreen’s Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Flagged

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

Hi Todd,  
    Hope you’re having an ok day. I’m having an ok day. It was a great day, until I heard of your nefarious plan to exile ALL 
DOGS from the Lariat Lodge. This seems a bit extreme, no? I can assure you, some of the patrons of the Lodge are far 
more disruptive than their furry companions. As a lifetime resident of Evergreen, I see no reason to prohibit dogs on the 
front patio of the restaurant, and furthermore, there are more than an handful of restaurants in the Evergreen area 
which have outdoor spaces that permit dogs; I’m not sure what about the Bark Garten distinguishes it from other 
outdoor spaces in similar restaurants. Please focus on more pressing issues within Jefferson County and leave us and our 
dogs alone. Thank you very much and have an ok day.  
— Isaac O’Kelly  
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Todd Hager

From: Joanna Redwine <joanna.redwine@gmail.com>
Sent: Sunday, September 27, 2020 8:15 PM
To: Todd Hager
Subject: Re: Comments on Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Flagged

Hello again Todd,

I just want to make one more thing clear. The traffic study found that 25 42 ish % of drivers were speeding. This
translates to the hundreds of drivers a day I was referring to that drive unsafely. However, I think it is important to also
point out that that means 75 58% don't speed, and that is so appreciated by the neighborhood. I interpret the safe
drivers to be either locals or people who have been to the Lariat before and perhaps understand the context of where
the bar is. I want it to be understood that we recognize all of the conscientious drivers and patrons of the Lariat Lodge
that drive safely past our houses and that we appreciate that element of caution and respect. The problem isn't the
majority of patrons who are respectful. The problem is that the minority do cause a very large problem for us. And,
again, the fix is rather simple. Signs, traffic calming, painted center lines, enforcement, lowered speed limit, and
perhaps looking into alternative approaches to the Brewery.

Thanks for your time and consideration,

Joanna Redwine

On Sun, Sep 27, 2020 at 4:20 PM Joanna Redwine <joanna.redwine@gmail.com> wrote:
I am writing to you as a homeowner on Iris Dr who has been significantly impacted by the Lariat Lodge and 
their customers.  I attended the community meeting in 2019 and I want to reiterate the comments I made at that 
time.

1. The traffic on Iris Dr is not compatible with a neighborhood as it is now, without the Lariat Lodge 
expansion. We have a 3 year old and two dogs and enjoy walking around the block on evenings and 
during the weekend.  This is not safe any longer on Iris Dr.

The traffic study suggested that the current signage, speed limits are sufficient for the neighborhood.  First, I 
disagree for reasons I will expand upon below.  Second, the speed limits are not adhered to. So, if one argues 
they are sufficient for the neighborhood, there needs to be an element of enforcement to stop the hundreds of 
speeding vehicles a day, including one clocked at 67 mph. With the absence of law enforcement enforcing the 
speed limit, traffic calming structures are important to install to enforce that vehicles do stay at or below the 
speed limit.

You can tell when the drivers are local and when they are not.  The driving behavior is different. I 
think the majority of speeders and unsafe driving is not intentionally careless.  I think people are in a 
new place and busy with their own thoughts and conversations in their cars and aren't adequately aware 
of where they are and that they need to slow down and yield to people and animals.  In contrast, the 
patrons of the Elk's lodge are local and they drive slowly and respectfully through the 
neighborhood. This is nearly universally true whether it is a typical Friday evening, a school dance 
being held at the lodge, a wedding. The patrons seem to understand they are in a neighborhood and they
drive accordingly.  They don't speed. They stay on the correct side of the road. They are mindful to the 
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neighborhood walking their dogs and small children. This is a stark contrast to the Lariat Lodge 
patrons.  I think what is needed is very clear signage and traffic calming devices to help instruct 
the Lariat Lodge patrons on how to follow the speed limit and to yield to people and 
animals.  And very clear signage that wildlife on these roads is common and to proceed slowly.

I understand that the eastern side of Iris Dr is zoned commercial and not residential. I argue that 
does not mean that 100% of the traffic behavior should be more appropriate for commercial rather than 
residential. I think signage, traffic calming, stripes on the streets, law enforcement, and perhaps 
sidewalks, are all necessary to live with the volume of traffic that NOW EXISTS for the Lariat. I think 
increasing volume of traffic in this setting is not reasonable. And I suggest that the Lariat consider 
using the outside at the expense of part of the inside of its restaurant when weather permits rather than 
in addition to the inside.  In this way they can have a dog park and not increase the number of patrons.

Many people seem to be driving to the Lariat from outside of Evergreen and I suspect many do not 
immediately recognize they are entering a neighborhood because they think they are driving to a bar, 
which is generally located in a town, not a neighborhood.  I think clear signage as you turn onto Iris 
from meadow stating you are in a neighborhood, speed limit is 25 mph (or lower would be 
better!) would really help.

I have witnessed at least 15 narrowly averted head on collisions on the corner by Iris Dr. and Loco 
lane. The drivers leaving the Lariat take the inside corner and nearly hit drivers heading to the Lariat 
Lodge. There needs to be a reflective curve sign, a center line painted on the road, and I strongly feel a 
speed limit lower than 25 mph at least for the curve is necessary.  

We commonly observe drivers leaving the Lariat approach the curve at Loco Ln and stop in the 
middle of the road as they are confused about where to go.  Stopping in the middle of the road causes 
obvious traffic dangers to others. This is an odd intersection. Again, there needs to be a curve sign. 

There needs to be enforcement of the speed limit. Word of mouth works, if several of the 100's of 
speeders per DAY(as evidenced by the traffic study) were stopped and ticketed, staff and patrons may 
then heed the speed limit and pass the word on to others to do so as well.

I think that lowering the speed limit on Iris Dr. to 15 mph is warranted.  There are no sidewalks, the 
road is narrow, as the volume of traffic is now, it is unsafe for me to walk my dogs on the street.

The volume of traffic makes evenings and weekend days outside in our yard unpleasant. The loud 
motorcycles are unpleasant and are common.

 During the summer we spend many hours outside in the evenings. Routinely, the last group to 
leave the Lariat lodge hang out together in the parking lot, this is something I don't have a problem 
with, but then they all would leave at the same time, in a row, and speed fast past our house. I felt like 
this was intentional and it was a big "F-U" to the neighborhood.  I would love to see that stopped.

Many cats, elk, and deer have nearly lost their lives to Lariat Lodge patrons.

2. The noise from the hood should be kept at or below the standards set by the county. Presently it 
does not.

3. The lights on the building should conform to dark sky regulations, currently it does not and it is left 
on 24/7.

4. Below are a list of alternatives or compromises that could possibly allow the bark park to be 
preserved while minimizing the impact to the neighborhood:

Perhaps the Lariat Lodge could maintain the current level of seating, but transition to the outside in 
months when the weather is nice, with fewer people inside, and move to more people indoors during 
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the cold months.  In this way, they could have the bark park but not increase the impact to the 
community and neighborhood. Close the upstairs and part of the dining room in order to open the 
outside.  Traffic and lighting problems still need to be addressed, even if the number of patrons does 
not change.

What about working on a better entrance from Highway 74?  Or parking at the church alongside 
Bear Creek to alleviate some of these issues?  

There are alternatives that don't disregard the neighborhood's needs.  Please direct the Lariat Lodge 
to consider all of these alternatives and the strong opinions of the neighborhood regarding traffic.

The Lariat lodge owner and employees have defamed the neighborhood on social media by claiming we do not 
like dogs and are against the dog park. This is a lie. We have two rescue dogs. I believe there are nearly 20 
dogs that live on Iris Dr and Fireweed nearby the Lariat. Personally, we love taking our dogs to breweries that 
allow it and enjoy other people's dogs when we are out. What we do not like, however, is nearly being run over 
on Iris Dr. by Lariat Lodge patrons. This happens frequently as the patrons seem unaware of their surroundings 
and need to be reminded. With signs and traffic calming devices. And a word upon leaving by the Lariat staff 
perhaps?

We don't dislike the Lariat Lodge itself, nor the owner,  nor the staff, nor the patrons.  We want to be 
respected as a neighborhood and that respect and consideration has not been adequately extended by that 
business. Taking care of your neighbors should be part of the successful business model. Lying about 
the intention of the neighborhood to rile up the larger Evergreen community against us is not appreciated. 
We're not asking for much. Just turn down the hood, turn down the lights, and help with the traffic problem 
your business created. Be nice and enjoy your success.  Celebrate that success by helping the neighborhood 
you occupy co-exist with that success.

Thank you,

Joanna Redwine
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Todd Hager

From: Lee Anne Powers <leeannepowers@icloud.com>
Sent: Tuesday, July 21, 2020 2:55 PM
To: Todd Hager
Subject: --{EXTERNAL}--Keep the dog patio at Lariat Lodge

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
 
 
Saw the sign when eating at Lariat Lodge last week. Why close this wonderful dog area at the restaurant? It’s out of the 
way (unlike many dog friendly restaurants) and so popular. 
 
Why? Please don’t. 
 
Lee Anne Powers 
Hiwan Golf Club neighborhood, Evergreen 
 
Sent from my iPhone 
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Todd Hager

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Thursday, September 24, 2020 10:39 PM
To: mschuster@co.jefferson.co.us; Russell Clark; Todd Hager
Subject: --{EXTERNAL}--LARIAT SHOULD PROVIDE THE TYPIAL INFORMATION REQUIRED FOR ODP'S 

DURING THE ZONING PROCESS NOT AFTER 

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Gentlemen.

The Lariat is asking to increase by 4,700sf and allow continued use of the area it has been illegally using the last 4 years. 
It is important that the County not go down the same path followed in 2014 and consider and approve zoning without 
appropriate plan information and public participation. The impacts are already known for the requested expansion. The 
applicant must provide a preliminary Site Plan, Lighting Plan, Offsite Roadway Improvement Plan and conditions that 
would manage and control the impacts on the use of the outside area.  

The comparison of a conference center facility for groups with longer stay, well managed functions in 2014 to a 7 day a 
week brewery/bar/restaurant that has taken to hosting events with electronic amplification, without sufficient parking, and 
no control over after hours security, and the volume and speed of traffic was inaccurate at best and disingenuous at worst. 
It was not possible to consider the appropriateness of the zoning request then and certainly now – evaluating a request for 
expansion without sufficient information is even more difficult. 

1. On its face, the Lariat should not be allowed to expand and additional 4,700sf. Having operated illegally at this 
size over the last four years, based on the County’s traffic counts and the Lariat’s traffic memo we know that the 
traffic has increased from 100ADT to 1250ADT and is overwhelming the local neighborhood streets and creating 
an unsafe condition for pedestrians. The local streets were not designed for this volume of  traffic – they have no 
sidewalks, no traffic calming, and have a section that is less than 22’ wide. This unsafe condition has severely 
impacted the neighborhood.  

2. Based on the Lariat’s request for amending its zoning – the Staff, Planning Commission and Board of County 
Commissioners must have sufficient information to evaluate the zoning request and Planning has the authority to 
require the Lariat to provide this information now (at least in the form of preliminary plans, parking easements, 
standards and operating procedures which can become a condition of the zoning) as part of the zoning process. It 
is important to note that now is the time to adequately engage the public, rather than consider the zoning and then 
require plans at the time of Site Development Plan when public engagement is very limited and there is no 
adequate public forum. Disallowing public participation in the review process is particularly important in this case 
because Hiwan Village does not have an HOA and the built-in means to participate and organize within that 
organizational structure. Further, the onsite and offsite evidence of impacts to the neighborhood and surrounding 
area is already documented and should factor in to the evaluation of the facility and the impacts the type and 
extent of the existing use are having.    

3. The Lariat, by Resolution, must meet the standards that other similar businesses are required to meet in Jefferson 
County and submit as part of the ODP, at a minimum a Conceptual Site Plan, Development Standards, Operating 
Conditions, traffic mitigation plan showing how it meets parking, sound abatement and proposes to meet the 
existing and proposed traffic mitigation requirements as conditions of the zoning. My experience with ODP’s is 
that this information is typically required at the time of submittal and review of an Official Development Plan; and I 
am not finding any of this information on the website.     

a. Parking. The plan must be shown that there is sufficient, ADA accessible parking within 250’ of the 
building entry. The parking facilities must be improved to County dimensioning, striping, paving and 
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lighting standards. If shared parking is necessary to meet the parking requirements and other properties 
are utilized – agreements between the properties must be prepared to County standard in the form of 
easements with maintenance agreements that are recorded to run permanently with the properties 
forever.  

b. Roadway Improvements. The existing streets do not meet commercial standard and are inadequate to 
the Lariat in their current condition since the Lariat’s traffic volume is 10X the amount that would be used 
daily by the residents. The Lariat must prepare an offsite roadway improvement and maintenance 
program that provides for adequate signage, striping, paving and traffic calming improvements including 
three table tops – one on the hill coming up off of Meadow Drive; one on the Iris straightaway; and one on 
the hill on Fireweed near the Lariat. A traffic calming improvement should also be considered at the 
intersection of Loco and Iris Drive. The Lariat should be required to provide the design and improvements 
for the roadway improvements as an offsite impact.  

c. Lighting Plan. The lighting on the Lariat building, out-buildings and parking areas is not to County 
standard and was illegally placed without a Lighting Plan. A Lighting Plan should be required during the 
zoning review to address how the building and parking areas are going to be made safe without flooding 
light offsite or impacting the night sky view shed. The lighting should also fit the character of the Lariat 
Building which holds prominence in the history of Evergreen – and lighting placed for commercial 
purposes may not be appropriate or respectful of the architecture and significant events that once 
occurred on the property.   

Even if it were possible to mitigate the expansion – it remains to be seen if it is the appropriate type and extent of a land 
use based on its location, lack of emergency access, and known existing impacts to the adjacent neighborhood.  

Please let me know when we can discuss this and how and when this information will be made available by the 
applicant.   
Thank you.  

Bestall Collaborative Limited    720.810.6480
jack@bestallcollaborative.com       PO 2223 Evergreen CO 80437       
Planning  Environment  Construction  Management  Development 
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Todd Hager

From: Lori Hugh <lorihugh@comcast.net>
Sent: Friday, August 7, 2020 5:00 PM
To: Todd Hager
Subject: --{EXTERNAL}--Lariat bark garden

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

I could not get on website to sign petition but please keep this special place open. It’s one of the few spots to safely
enjoy time you with your furry friend while safely socializing with your human ones. More laces like this are needed Lori
hugh

Sent from my iPhone
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Todd Hager

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Thursday, September 24, 2020 11:08 PM
To: Todd Hager
Subject: --{EXTERNAL}--HIWAN VILLAGE ANTI-DOG - REALLY? 

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Hi Todd.  

As we enter the weekend zone and traffic continues to grow on the way to the Lariat – it needs to be documented that the 
Lariat has been very disingenuous in trying to attract support from its patrons by claiming on is website and through social 
media that Hiwan Village is against dogs and the Lariat’s ‘Bark Garden’. Rallying an outcry about how mean the 
neighborhood is in trying to shut down a dog park. We didn’t know that was an approved use at the Lariat – but, we 
certainly aren’t anti-dog.  

This isn’t about neighbors being anti-dog; its about reclaiming our quiet neighborhood and feeling safe to walk a dog as 
the Lariat promotes its ‘Bark Garden’ and invites more and more visitors and traffic into the neighborhood. The Lariat’s 
own traffic engineer has documented what we knew – 10X the number of vehicles (1250) are using our streets on their 
way to the Lariat each Saturday. We are conducting a dog census and have already gotten to 15 dogs along Iris Drive 
and we are just starting.  

I have two dogs – note how worried they look watching the traffic go by. I don’t blame them. 
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The neighborhood is worried too – this is Saturday morning two weekends ago. 32 bikes – 42 riders.  
Thanks.  

Bestall Collaborative Limited    720.810.6480
jack@bestallcollaborative.com       PO 2223 Evergreen CO 80437       
Planning  Environment  Construction  Management  Development 





 

 

October 7, 2020 

 

Mr. Todd Hager - Planner & Case Manager 
Planning & Zoning Division Jefferson County 
100 Jefferson County Parkway Golden, Colorado 80419 
 
RE: Lariat Lodge Rezoning – 19-129748RZ 

Dear Mr. Hager: 

I am writing to express my strong opposition to the request of the Lariat Lodge to more than double its GLA.  
Most of the issues that have proven to be problems were raised when the Lariat originally requested a 
rezoning, and promises were made about how these items would be dealt with.  For your information and 
use in considering this case, I am quoting statements taken directly from the tapes of the March 25, 2014 
County Commissioners meeting.  The discussion starts about 54:30 on the meeting clock, with some other 
times inserted for your convenience.  Items in quotes are as close to the original as I am able to make them.  I 
have added emphasis; in addition, my comments follow some statements and are italicized; .    

Mr. Aaron McLean of Jeffco Planning and Zoning stated the following (emphasis added by me):  

The property to be rezoned is a continued use of the Conference Center.  The rezoning is similar to the 
“Convenience Level.”  This is the least intense level of commercial zoning.  He used the word limited to 
describe activities that would be allowed.  The facility would be used for meeting spaces and for business 
offices.  The square footage for each was then listed.    

1:00.  “Lighting will not be allowed to intrude on the property lines and will follow county regulations for 
meeting certain thresholds at the property line as well as being full cut off down-casted lighting fixtures.” 
Odor should be minimal. . .  Noise is something that is enforced by CO (unintelligible) statutes and by our 
Sheriff’s office. “  
 
McLean repeated that the rezoning would add limited uses – brewpub/vintner, restaurant, low intensity 
specialty goods and services.  1:1:06. “ODP will limit commercial activities in scale so it does not create 
further impacts to the residential area to the north and the traffic impacts will be consistent with what is 
currently allowed.” He also stated “This dictates customers of the proposed uses will park within the 
property boundaries.” 

Mr. Anders Ruikka then spoke.    

“We live on that property right now.”   (The Ruikkas had asked to have the cottage located on the property 
re-zoned in this petition; they moved out shortly afterward.)    

Mr. Ruikka recounted the pre-application community meeting.  They felt the “concerns were manageable.”  
They committed to retain the historic significance of the buildings and earn a livelihood.  He noted that the 
major concerns expressed were 1) parking on the road, 2) noise from the parking lot, and 3) traffic, and made 
the following statements as to how they were addressed: 

1) He said that the issue of parking on the road had been dealt with when the county erected no 
parking signs in the neighborhood.   He stated that they have 50 parking spots and have an easement 
for an additional 30 spots.    
 



 
 

2) 1:03:50  Noise.  “If we can limit. . .large crowds we will also resolve some of the parking issues that 
comes with large crowds.  Also, by having a restaurant we will be reducing seating from what the 
Conference Center would generate.”  “The Conference Center events generates a lot of noise 
because people know each other . . they get livelier than people walking into a restaurant.”  They 
would limit the amount of building space, and he cited the ODP.  “We can limit what’s happening in 
the future.”  “Mixed uses. . . will also reduce traffic.” 
 

3) Traffic analysis.  “The count was established and we felt it was very positive and nothing more than 
what was in the past.  The same thing there, the ODP was (will?) limit the structure on the property.  
Mixed uses of offices and restaurants. . .  will also reduce traffic. . .” 

He stated that feedback from three neighbors was “very positive.”  We looked at the ODP and “we picked 
uses that are in the neighborhood level.”   ( A petition opposing the rezoning was circulated in the 
neighborhood and was signed by 58 residents of the Fireweed Loop.  A copy of this petition was submitted to 
County Commissioners.)   

Mr. Ruikka quoted Candy Porter, who formerly managed the Conference Center, as saying that the 
Conference Center was open seven days a week from 7 a.m. to 11 p.m. with up to 125 people at events.  
(Ms. Porter did not say how many days a week the Center was used on average, or why it would have closed if 
it was so successful.)   
 
It is clear to me that the original rezoning was presented to the Commissioners as a continuation of an 
already established business, which would have the same effect on the neighborhood and which would not 
prove to be a disruption to our community.  Please note the repeated use of the word “limit” or “limited” in 
the testimony given to the Commissioners.  I trust that, when you present this case to the Commissioners, 
you will be completely open, not only about the increases in traffic that have occurred, and the further 
increases that are projected if the seating area is expanded, but also about complaints regarding lighting and 
noise expressed by the close neighbors.      

In 2014, the Commissioners stated that this was a “tough decision” because of the location’s proximity to a 
residential neighborhood. Mr. Ruikka was encouraged to “work with the community” and Commissioner 
Tighe said (2.11) that if there were problems “. . . we have to watch and see what happens. . .see if we need 
to do something with those streets.”   

I ask that the Planning and Zoning Department deny this request for additional GLA to be added to the Lariat 
Lodge.  If it is approved, then Jeffco needs to bite the bullet and make a substantial investment in 
infrastructure; perhaps by securing land to change the road approach to the Lodge.  It would be expensive, 
but considering the alternative--downgrading an affordable, family-friendly neighborhood, where many 
people, in addition to residents, walk frequently—the investment would prove to be worthwhile.  

Please let me know if you need additional information.  I very much appreciate your assistance in finding the 
materials from the 2014 meeting.  Thank you.  

  

Catherine Rafter 
28226Lupine Drive 
Evergreen, CO  80439       
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Dylan Monke

From: Ariana Vasquez Lokey <acvlokey@gmail.com>
Sent: Friday, June 25, 2021 11:08 AM
To: Dylan Monke; Russell Clark
Cc: Jack Bestall
Subject: --{EXTERNAL}-- PLEASE REPLY - Lariet Lodge Zoning Violation - Follow-Up

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
 
Mr. Dylan Monke and Mr. Russell Clark, 
 
My name is Ariana Vasquez and I live on Iris Dr. in Evergreen, CO near Lariet Lodge. My husband and I moved 
here last summer. We really love living up here and we also like Lariet Lodge (we order food to go from them at 
least once a week). When we moved in, it was obviously during COVID. Now that (thankfully) many people are 
vaccinated and going out to eat at restaurants more we have noticed a HUGE increase in traffic and cars 
driving on Iris Dr to get to Lariet Lodge. Our neighbor, Jack Bestall, who has emailed you several times without 
a reply, has kept us updated on his attempts to correspond with you and also find a solution to the Lariet Lodge 
zoning violations.  
 
Prior to moving to Evergreen we lived in downtown Denver, so we are no stranger to traffic or people using 
amenities around our living space. However, people often drive way too fast on Iris, do not look out for those 
who are walking in the neighborhood, and there is often overflow parking from Lariet Lodge spilling into our 
street.  
 
Could you please reply and let me know the status of the Lairet Lodge Zoning Violations and your plans to 
address the concerns of me and my neighbors? Thanks in advance! 
 
Ariana Vasquez, PhD 
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Dylan Monke

From: Ariana Vasquez Lokey <acvlokey@gmail.com>
Sent: Friday, June 25, 2021 11:08 AM
To: Dylan Monke; Russell Clark
Cc: Jack Bestall
Subject: --{EXTERNAL}-- PLEASE REPLY - Lariet Lodge Zoning Violation - Follow-Up

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
 
Mr. Dylan Monke and Mr. Russell Clark, 
 
My name is Ariana Vasquez and I live on Iris Dr. in Evergreen, CO near Lariet Lodge. My husband and I moved 
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least once a week). When we moved in, it was obviously during COVID. Now that (thankfully) many people are 
vaccinated and going out to eat at restaurants more we have noticed a HUGE increase in traffic and cars 
driving on Iris Dr to get to Lariet Lodge. Our neighbor, Jack Bestall, who has emailed you several times without 
a reply, has kept us updated on his attempts to correspond with you and also find a solution to the Lariet Lodge 
zoning violations.  
 
Prior to moving to Evergreen we lived in downtown Denver, so we are no stranger to traffic or people using 
amenities around our living space. However, people often drive way too fast on Iris, do not look out for those 
who are walking in the neighborhood, and there is often overflow parking from Lariet Lodge spilling into our 
street.  
 
Could you please reply and let me know the status of the Lairet Lodge Zoning Violations and your plans to 
address the concerns of me and my neighbors? Thanks in advance! 
 
Ariana Vasquez, PhD 
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April 23, 2020

Mr. Todd Hager - Planner & Case Manager 
Planning & Zoning Division Jefferson County 
100 Jefferson County Parkway Golden, Colorado 80419

RE: Lariat Lodge Rezoning – 1st Referral Comments 

Mr. Hager. 

It is my understanding that the applicant has received the March 5th - 1st Referral comments for its 
Rezoning application. There are several aspects of the applicant’s submittal and the referral comments 
that require clarification, additional information and analysis.

Background - Perpetuation of a Myth as to Use.
The applicant continues to perpetuate a myth that nothing changed when the restaurant use was 
approved for the Lariat Lodge & Brewery from the original use. That is incorrect and does not adequately
provide a description of the impact the new use has had on the neighborhood. The property and the 
buildings were used originally as a Christian Conference Center primarily during the summer and fall
seasons – which is a very different type of use than a commercial restaurant, retail service, residence and 
office uses operating 7 days a week 6am – midnight in the case of the restaurant.

Traffic Implications.
The traffic considerations for a conference center are quite different than for the commercial businesses 
now housed housed in the conference center buildings. There are very few daily trips associated with a 
conference center and more occupants are in each vehicle with vans and buses used to transport many 
conferees in and then out once at the beginning and end of a conference. That is in part, why there was 
never a need for many parking spaces. 

Traffic should be measured for the entire project impact not just for the additional request of 
GLA. This is a classic cumulative impact condition – once in with the initial impact that has 
had a major adverse impact – the effort is made to just measure the incremental impact on 
the new base traffic. That is not an accurate measurement and consideration of the impacts 
on local streets were not designed to carry such traffic volumes. 

General
Item 2. The submitted Cover Letter states the business has 265 total seats while the submitted

Transportation Analysis notes the proposed land use at a maximum of 200 seats. Analysis will
be required to show the impact of the actual number of seats in the structure.

The original conference building upstairs had four lodging rooms and one meeting room –
the change to restaurant seating in the upstairs is a major change with associated impacts. 
The decks areas should be included in the LGA.
The outside area should be treated as a sit-down restaurant, dog park and event space with 
stand-up crowds – that is what the Lariat uses it for.
When the Lariat Lodge opened, the outside area was not used and social media had not 
taken hold as part of the marketing effort. In year 2 the outside area began to be used –
tables for restaurant seating, tent structures and umbrellas, and entertainment venue facilities 
were set up. This grew with group events and events sponsored by other businesses. Traffic 
and parking demands grew with it. The events promoted the daily use of the facility causing 
traffic to increase on the streets to over a 1000/day as measured by Jefferson County. 
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ODP Document:
Item 3. Add no outdoor amplification allowed.

This would be a big help – but, events should not be permitted, and groups of greater than 20 
should not be allowed outside. In actual operation, this area has become uncontrolled.
The best resolution would be for the outside area not be available – except for the decks on 
the building. 

Parking:
Item B. Although the Reciprocal Parking Easement agreement submitted states shared use of the

parking lot to the south, consideration of the parking cannot be used as Church of the
Transfiguration Official Development Plan does not allow the primary use of the subject
property. Please refer to the Zoning Resolution Section 14.F.1.a.

Shared use of the Evergreen Church to the north should be carefully considered as well
to see if it is actually feasible. It is not available if the Church is occupied; and it has 
events in conflict with the restaurant schedule. 
There is also a shared parking with the Center Stage – this is an unworkable situation 
when the Center Stage is in practice or event mode. The Center Stage was not 
developed with adequate parking and it runs out of space with the restaurant in 
operation. 

It is unfortunate that the Lariat attempted to take advantage of its situation and continue to add outside of 
its approved zoning. It is also unfortunate that the Lariat continues to attempt to influence its clientele
against the neighborhood through its website and social media. The neighborhood is not against business 
and residents go to the Lariat. However, the residents and businesses are attracted to this community 
because of its beauty, lifestyle and wildlife.

The Lariat has had a major adverse impact on those values and on the people that live here. It has 
become a square peg in round hole. This is especially apparent now during the pandemic when it is not
open for business. The neighborhood has returned to what its quiet, serene condition prior to 2015 and 
we can all breath again and not hear the constant vehicles speeding by, kitchen fans, slamming doors, 
electronic music that emanated from the Lariat. 

Many in this neighborhood wish to continue to work with Jefferson County on rectifying the traffic safety,
noise and lighting impacts. Thank you for your consideration of these issues. 

Jack Bestall, Principal
Bestall Collaborative Limited
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Todd Hager

From: PAUL A PHILLIPE <everphillipe@msn.com>
Sent: Sunday, September 13, 2020 2:49 PM
To: Todd Hager
Subject: --{EXTERNAL}--Case #19-129748RZ  

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

To: Todd Hager
From: Karen Phillipe

everphillipe@msn.com
Sent: September 13, 2020
Subject: case # 19 129748RZ

Todd Hager,
I am writing in opposition to the expansion of the Lariat Lodge in Hiwan Village, Evergreen, Colorado. My husband and I
have lived in our home in Hiwan Village for fifty one years. We have experienced many changes over the years which
have been positive changes until the Lariat Lodge came into our once peaceful and quiet neighborhood. We walk most
days and have encountered speeding traffic and inconsiderate drivers coming from Lariat Lodge, and if Lariat Lodge is
allowed to expand it will get much worse which will make it unpleasant to walk in our own neighborhood. Yesterday
there were thirty very loud motorcycles that went down Iris coming and leaving Lariat Lodge. There is only one way in
and one way out to access Lariat Lodge. We also have new families in Hiwan Village that have young children that like to
ride their bikes and the added traffic would be dangerous to the children. This is a residential neighborhood and we
hope people will respect and be considerate of the people that live here young or old.

We also in opposition to the loud kitchen fan and all of the outside lighting. Those problems have been addressed
before at another meeting but no improvements have been made.

Thank you for your consideration.
Karen and Paul Phillipe

Sent from my iPad
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Todd Hager

From: Colin Rittgers <colin.rittgers@gmail.com>
Sent: Monday, June 1, 2020 10:13 AM
To: Todd Hager
Subject: --{EXTERNAL}--Bark Garten at Lariat Lodge

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

Mr. Hager,  
 
My wife and I love the food and atmosphere at Lariat Lodge, and we really enjoy having our pups with us. We are 
disappointed that the Bark Garten is currently closed due to zoning issues.  
 
There are so few places to enjoy food and drinks with our pups already, so we would really like to see the zoning 
restrictions lifted and the Bark Garten reopened.  
 
In this time where restaurants are struggling to survive, and outdoor seating space is necessary for the success of 
restaurants, the Bark Garten should be reopened. 
 
Thanks in advance for your concern and action on this matter. 
 
Colin Rittgers 
Arvada, CO 
(720) 663-8662 
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Todd Hager

From: Julie Bell <mcdbell99@msn.com>
Sent: Monday, September 21, 2020 6:22 PM
To: Todd Hager
Subject: --{EXTERNAL}--Lariat Lodge expansion proposal

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Dr. Mr. Hager,  
I am writing to state my opposition to the proposed expansion of the Lariat Lodge Brew Pub. The Lariat should
not be allowed to use the outside area except for the decks attached to the building. Especially since they
constructed the outside seating area illegally and outside of their original permit. Why should they be
rewarded for breaking the rules and not following proper procedures? They have used social media to
promote the false narrative that the dog area and concert venue were closed because of neighborhood
complaints. You know the truth that Jefferson County restricted the outdoor space because the owners
expanded illegally outside of their permitted operating area. Now that they are finally following procedures, I
am asking that the county deny the Lariat’s proposal to double their capacity. If allowed to expand, the
restaurant will exasperate an already untenable situation regarding the lack of parking, traffic and safety
concerns, noise intrusion, and excessive lighting that is on 24 hrs. daily.   
When Anders Ruikka first testified before Jefferson County in his request to re zone this area for the Lariat
Lodge, he stated that noise would be reduced from it’s use as a Conference Center. This is not the case, in fact
noise levels have increased. Mr. Ruikka also stated that crowds would be reduced since some square footage
would be reduced for kitchen and bathroom facilities, and that there was not much room for expansion
beyond the 4,000 sq. ft. space. However, now he is proposing to more than double capacity. After 5 years in
operation, the negative impacts to this neighborhood have been proven and if the Lariat is allowed to double
their capacity, this will result in doubling the negative impacts to the surrounding neighborhood.   
First, let me state the mischaracterization of opposition promoted by the Lariat Lodge to the proposed
expansion. They are attempting to portray any opposition to their restaurant as neighbors opposing the Lariat
dog park. There are at least 15 dogs living in the residences between Meadow Dr. and the Lariat parking lot.
We love our dogs and do not want them run over while walking our neighborhood streets. The outdoor space
was built illegally outside of their original allowable permitted space. It is not about opposing a space for dogs
outside, it is about the illegal doubling of occupancy into a space that was constructed without permission
from Jefferson County.  
Parking: When originally proposed, the Lariat stated that they had 50 parking spots on their property and an
easement for an additional 30 on the nearby Church property under a temporary agreement. If this temporary
agreement with the Church ends, the doubling of the allowable space would result in an additional strain on
the neighborhood with an even more inadequate parking situation. There are many days, particularly on the
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weekends, when I have counted well over 100 cars parked on the Lariat property and at the Church. Where
are the additional 100 cars supposed to park if the restaurant doubles its capacity? And the argument by Mr.
Ruikka that if there is no parking, customers will leave does nothing to alleviate the traffic on the residential
streets traveled to discover that parking is inadequate. The Lariat should prove that it has parking in place for
its use in perpetuity, not simply a contract that could expire. It should be an easement that is recorded and
not a weak parking agreement.   
Traffic and Speeding: When the Lariat Lodge was first proposed in 2014, the original traffic count was 25 27
car trips in the morning and the same in the evenings on Iris Dr. The Lariat’s own traffic analysis conducted last
year shows that there are now 998 daily trips with as many as 1,249 on Saturday. That is an exponential
increase, especially for a street that dead ends at the business! Even for an area that is zoned residential on
one side of the street and limited commercial on the other, this increase is extremely excessive. On a recent
Saturday, I counted a group of 30 motorcycles, many with 2 occupants, driving down Iris Dr. The noise was
extremely disruptive for about 15 minutes both during their approach to the restaurant and upon departure
(no doubt all were accommodated, despite COVID restrictions since they were at the Lariat for about 2 hrs).
And this is not a rare occurrence. In what other residential neighborhood is this acceptable? And of course,
there is a constant stream of cars, trucks, and motorcycles speeding down Iris Dr. every day of the week which
makes it extremely unpleasant for residents to sit on our decks, walk though our neighborhood, or have
windows open in their houses. When the space was used as a conference center, this was not the case since
traffic was concentrated to specific days when events took place, not all day, every day of the week. And when
the Lariat first opened and only used the allowable permitted space, traffic was much less than it is now since
they illegally built the outside space and doubled their permitted service area. Any zoning should be
conditioned to require the Lariat to make offsite improvements, such as traffic calming devices like table tops,
lane controls and signage. Despite the argument of partial residential and partial commercial use, the local
streets of Hiwan Village were not designed for this type of traffic volume with only one way in and one way
out.   
Safety: Many vehicles speed every day down Iris, Fireweed, and even Lupine while driving to the Lariat. While
the Lariat is not directly responsible for speeders, the fact that many more vehicles traveling through the
neighborhood would undoubtedly result in more vehicles exceeding the posted speed limit. This is already a
big problem and by doubling the size of the restaurant, there would undoubtedly be in increase in hazards for
those walking, running, biking, and residents simply trying to enjoy their property. In a neighborhood where
there are no sidewalks, increasing traffic would threaten the safety of pedestrians.   
Noise: The traffic noise is intrusive, but the noise from the outside events have often exceeded the allowable
55 decibels. On numerous occasions, we have measured noise levels as high as 69 decibels while standing on
our deck, well over 100 ft. from the Lariat. Some weekends, we cannot even hear our own conversations
within our house due to concerts in the outside area where the Lariat Lodge has illegally expanded. Equating
the impacts of the Elks Lodge, which has maybe 15 20 events annually that impact the neighborhood, with a
restaurant that operates 7 days a week is a false equivalence. The Lariat has much more of a constant and
daily impact on the peacefulness of the neighborhood than the Elks Lodge has annually. In addition, the
kitchen exhaust fan often runs 24 hrs. daily and exceeds allowable noise levels. It is a constant audible
intrusion. While the owners have claimed to mitigated the fan, whatever was done has not changed the noise
level.   
Lighting: The existing lights are very intrusive and shine in our windows from dusk until dawn. The neighbors
have mentioned this to the owners many times, but nothing has been done. In fact, they recently installed an
LED light that is brighter than the one it replaced. It is pointed directly at our house and is much brighter than
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it needs to be, especially since other lights also remain on all night. When contacted about this, the owners
said the light was required by the county and that nothing could be done about it. The Lariat should be
required to submit a lighting plan and outside lights should be modified to conform to dark sky standards.
Action should be taken on this now – we shouldn’t have to wait as more lights are added and kept on 24/7.   
The owners have paid lip service to working with neighbors to mitigate some of the negative impacts caused
by their restaurant. However, they have yet to make changes to anything other than nighttime deliveries. They
have been aware of many of these concerns for about two years and have yet to make relatively simple
adjustments to lighting and fan noise that would go a long way to making them good neighbors. While I know
that the Lariat Lodge is here to stay, the business should try and work with their neighbors and not defy the
intent of a peaceful existence for homeowners.   
Thank you,  
Julie Bell  



1

Todd Hager

From: Isaac O'Kelly <isaacsokelly@gmail.com>
Sent: Saturday, July 18, 2020 1:24 PM
To: Todd Hager
Subject: --{EXTERNAL}--The Bark Garten of Evergreen’s Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Flagged

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

Hi Todd,  
    Hope you’re having an ok day. I’m having an ok day. It was a great day, until I heard of your nefarious plan to exile ALL 
DOGS from the Lariat Lodge. This seems a bit extreme, no? I can assure you, some of the patrons of the Lodge are far 
more disruptive than their furry companions. As a lifetime resident of Evergreen, I see no reason to prohibit dogs on the 
front patio of the restaurant, and furthermore, there are more than an handful of restaurants in the Evergreen area 
which have outdoor spaces that permit dogs; I’m not sure what about the Bark Garten distinguishes it from other 
outdoor spaces in similar restaurants. Please focus on more pressing issues within Jefferson County and leave us and our 
dogs alone. Thank you very much and have an ok day.  
— Isaac O’Kelly  
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Todd Hager

From: Joanna Redwine <joanna.redwine@gmail.com>
Sent: Sunday, September 27, 2020 8:15 PM
To: Todd Hager
Subject: Re: Comments on Lariat Lodge

Follow Up Flag: Follow up
Flag Status: Flagged

Hello again Todd,

I just want to make one more thing clear. The traffic study found that 25 42 ish % of drivers were speeding. This
translates to the hundreds of drivers a day I was referring to that drive unsafely. However, I think it is important to also
point out that that means 75 58% don't speed, and that is so appreciated by the neighborhood. I interpret the safe
drivers to be either locals or people who have been to the Lariat before and perhaps understand the context of where
the bar is. I want it to be understood that we recognize all of the conscientious drivers and patrons of the Lariat Lodge
that drive safely past our houses and that we appreciate that element of caution and respect. The problem isn't the
majority of patrons who are respectful. The problem is that the minority do cause a very large problem for us. And,
again, the fix is rather simple. Signs, traffic calming, painted center lines, enforcement, lowered speed limit, and
perhaps looking into alternative approaches to the Brewery.

Thanks for your time and consideration,

Joanna Redwine

On Sun, Sep 27, 2020 at 4:20 PM Joanna Redwine <joanna.redwine@gmail.com> wrote:
I am writing to you as a homeowner on Iris Dr who has been significantly impacted by the Lariat Lodge and 
their customers.  I attended the community meeting in 2019 and I want to reiterate the comments I made at that 
time.

1. The traffic on Iris Dr is not compatible with a neighborhood as it is now, without the Lariat Lodge 
expansion. We have a 3 year old and two dogs and enjoy walking around the block on evenings and 
during the weekend.  This is not safe any longer on Iris Dr.

The traffic study suggested that the current signage, speed limits are sufficient for the neighborhood.  First, I 
disagree for reasons I will expand upon below.  Second, the speed limits are not adhered to. So, if one argues 
they are sufficient for the neighborhood, there needs to be an element of enforcement to stop the hundreds of 
speeding vehicles a day, including one clocked at 67 mph. With the absence of law enforcement enforcing the 
speed limit, traffic calming structures are important to install to enforce that vehicles do stay at or below the 
speed limit.

You can tell when the drivers are local and when they are not.  The driving behavior is different. I 
think the majority of speeders and unsafe driving is not intentionally careless.  I think people are in a 
new place and busy with their own thoughts and conversations in their cars and aren't adequately aware 
of where they are and that they need to slow down and yield to people and animals.  In contrast, the 
patrons of the Elk's lodge are local and they drive slowly and respectfully through the 
neighborhood. This is nearly universally true whether it is a typical Friday evening, a school dance 
being held at the lodge, a wedding. The patrons seem to understand they are in a neighborhood and they
drive accordingly.  They don't speed. They stay on the correct side of the road. They are mindful to the 
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neighborhood walking their dogs and small children. This is a stark contrast to the Lariat Lodge 
patrons.  I think what is needed is very clear signage and traffic calming devices to help instruct 
the Lariat Lodge patrons on how to follow the speed limit and to yield to people and 
animals.  And very clear signage that wildlife on these roads is common and to proceed slowly.

I understand that the eastern side of Iris Dr is zoned commercial and not residential. I argue that 
does not mean that 100% of the traffic behavior should be more appropriate for commercial rather than 
residential. I think signage, traffic calming, stripes on the streets, law enforcement, and perhaps 
sidewalks, are all necessary to live with the volume of traffic that NOW EXISTS for the Lariat. I think 
increasing volume of traffic in this setting is not reasonable. And I suggest that the Lariat consider 
using the outside at the expense of part of the inside of its restaurant when weather permits rather than 
in addition to the inside.  In this way they can have a dog park and not increase the number of patrons.

Many people seem to be driving to the Lariat from outside of Evergreen and I suspect many do not 
immediately recognize they are entering a neighborhood because they think they are driving to a bar, 
which is generally located in a town, not a neighborhood.  I think clear signage as you turn onto Iris 
from meadow stating you are in a neighborhood, speed limit is 25 mph (or lower would be 
better!) would really help.

I have witnessed at least 15 narrowly averted head on collisions on the corner by Iris Dr. and Loco 
lane. The drivers leaving the Lariat take the inside corner and nearly hit drivers heading to the Lariat 
Lodge. There needs to be a reflective curve sign, a center line painted on the road, and I strongly feel a 
speed limit lower than 25 mph at least for the curve is necessary.  

We commonly observe drivers leaving the Lariat approach the curve at Loco Ln and stop in the 
middle of the road as they are confused about where to go.  Stopping in the middle of the road causes 
obvious traffic dangers to others. This is an odd intersection. Again, there needs to be a curve sign. 

There needs to be enforcement of the speed limit. Word of mouth works, if several of the 100's of 
speeders per DAY(as evidenced by the traffic study) were stopped and ticketed, staff and patrons may 
then heed the speed limit and pass the word on to others to do so as well.

I think that lowering the speed limit on Iris Dr. to 15 mph is warranted.  There are no sidewalks, the 
road is narrow, as the volume of traffic is now, it is unsafe for me to walk my dogs on the street.

The volume of traffic makes evenings and weekend days outside in our yard unpleasant. The loud 
motorcycles are unpleasant and are common.

 During the summer we spend many hours outside in the evenings. Routinely, the last group to 
leave the Lariat lodge hang out together in the parking lot, this is something I don't have a problem 
with, but then they all would leave at the same time, in a row, and speed fast past our house. I felt like 
this was intentional and it was a big "F-U" to the neighborhood.  I would love to see that stopped.

Many cats, elk, and deer have nearly lost their lives to Lariat Lodge patrons.

2. The noise from the hood should be kept at or below the standards set by the county. Presently it 
does not.

3. The lights on the building should conform to dark sky regulations, currently it does not and it is left 
on 24/7.

4. Below are a list of alternatives or compromises that could possibly allow the bark park to be 
preserved while minimizing the impact to the neighborhood:

Perhaps the Lariat Lodge could maintain the current level of seating, but transition to the outside in 
months when the weather is nice, with fewer people inside, and move to more people indoors during 
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the cold months.  In this way, they could have the bark park but not increase the impact to the 
community and neighborhood. Close the upstairs and part of the dining room in order to open the 
outside.  Traffic and lighting problems still need to be addressed, even if the number of patrons does 
not change.

What about working on a better entrance from Highway 74?  Or parking at the church alongside 
Bear Creek to alleviate some of these issues?  

There are alternatives that don't disregard the neighborhood's needs.  Please direct the Lariat Lodge 
to consider all of these alternatives and the strong opinions of the neighborhood regarding traffic.

The Lariat lodge owner and employees have defamed the neighborhood on social media by claiming we do not 
like dogs and are against the dog park. This is a lie. We have two rescue dogs. I believe there are nearly 20 
dogs that live on Iris Dr and Fireweed nearby the Lariat. Personally, we love taking our dogs to breweries that 
allow it and enjoy other people's dogs when we are out. What we do not like, however, is nearly being run over 
on Iris Dr. by Lariat Lodge patrons. This happens frequently as the patrons seem unaware of their surroundings 
and need to be reminded. With signs and traffic calming devices. And a word upon leaving by the Lariat staff 
perhaps?

We don't dislike the Lariat Lodge itself, nor the owner,  nor the staff, nor the patrons.  We want to be 
respected as a neighborhood and that respect and consideration has not been adequately extended by that 
business. Taking care of your neighbors should be part of the successful business model. Lying about 
the intention of the neighborhood to rile up the larger Evergreen community against us is not appreciated. 
We're not asking for much. Just turn down the hood, turn down the lights, and help with the traffic problem 
your business created. Be nice and enjoy your success.  Celebrate that success by helping the neighborhood 
you occupy co-exist with that success.

Thank you,

Joanna Redwine
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Todd Hager

From: Lee Anne Powers <leeannepowers@icloud.com>
Sent: Tuesday, July 21, 2020 2:55 PM
To: Todd Hager
Subject: --{EXTERNAL}--Keep the dog patio at Lariat Lodge

 
CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
 
 
Saw the sign when eating at Lariat Lodge last week. Why close this wonderful dog area at the restaurant? It’s out of the 
way (unlike many dog friendly restaurants) and so popular. 
 
Why? Please don’t. 
 
Lee Anne Powers 
Hiwan Golf Club neighborhood, Evergreen 
 
Sent from my iPhone 
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Todd Hager

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Thursday, September 24, 2020 10:39 PM
To: mschuster@co.jefferson.co.us; Russell Clark; Todd Hager
Subject: --{EXTERNAL}--LARIAT SHOULD PROVIDE THE TYPIAL INFORMATION REQUIRED FOR ODP'S 

DURING THE ZONING PROCESS NOT AFTER 

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Gentlemen.

The Lariat is asking to increase by 4,700sf and allow continued use of the area it has been illegally using the last 4 years. 
It is important that the County not go down the same path followed in 2014 and consider and approve zoning without 
appropriate plan information and public participation. The impacts are already known for the requested expansion. The 
applicant must provide a preliminary Site Plan, Lighting Plan, Offsite Roadway Improvement Plan and conditions that 
would manage and control the impacts on the use of the outside area.  

The comparison of a conference center facility for groups with longer stay, well managed functions in 2014 to a 7 day a 
week brewery/bar/restaurant that has taken to hosting events with electronic amplification, without sufficient parking, and 
no control over after hours security, and the volume and speed of traffic was inaccurate at best and disingenuous at worst. 
It was not possible to consider the appropriateness of the zoning request then and certainly now – evaluating a request for 
expansion without sufficient information is even more difficult. 

1. On its face, the Lariat should not be allowed to expand and additional 4,700sf. Having operated illegally at this 
size over the last four years, based on the County’s traffic counts and the Lariat’s traffic memo we know that the 
traffic has increased from 100ADT to 1250ADT and is overwhelming the local neighborhood streets and creating 
an unsafe condition for pedestrians. The local streets were not designed for this volume of  traffic – they have no 
sidewalks, no traffic calming, and have a section that is less than 22’ wide. This unsafe condition has severely 
impacted the neighborhood.  

2. Based on the Lariat’s request for amending its zoning – the Staff, Planning Commission and Board of County 
Commissioners must have sufficient information to evaluate the zoning request and Planning has the authority to 
require the Lariat to provide this information now (at least in the form of preliminary plans, parking easements, 
standards and operating procedures which can become a condition of the zoning) as part of the zoning process. It 
is important to note that now is the time to adequately engage the public, rather than consider the zoning and then 
require plans at the time of Site Development Plan when public engagement is very limited and there is no 
adequate public forum. Disallowing public participation in the review process is particularly important in this case 
because Hiwan Village does not have an HOA and the built-in means to participate and organize within that 
organizational structure. Further, the onsite and offsite evidence of impacts to the neighborhood and surrounding 
area is already documented and should factor in to the evaluation of the facility and the impacts the type and 
extent of the existing use are having.    

3. The Lariat, by Resolution, must meet the standards that other similar businesses are required to meet in Jefferson 
County and submit as part of the ODP, at a minimum a Conceptual Site Plan, Development Standards, Operating 
Conditions, traffic mitigation plan showing how it meets parking, sound abatement and proposes to meet the 
existing and proposed traffic mitigation requirements as conditions of the zoning. My experience with ODP’s is 
that this information is typically required at the time of submittal and review of an Official Development Plan; and I 
am not finding any of this information on the website.     

a. Parking. The plan must be shown that there is sufficient, ADA accessible parking within 250’ of the 
building entry. The parking facilities must be improved to County dimensioning, striping, paving and 
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lighting standards. If shared parking is necessary to meet the parking requirements and other properties 
are utilized – agreements between the properties must be prepared to County standard in the form of 
easements with maintenance agreements that are recorded to run permanently with the properties 
forever.  

b. Roadway Improvements. The existing streets do not meet commercial standard and are inadequate to 
the Lariat in their current condition since the Lariat’s traffic volume is 10X the amount that would be used 
daily by the residents. The Lariat must prepare an offsite roadway improvement and maintenance 
program that provides for adequate signage, striping, paving and traffic calming improvements including 
three table tops – one on the hill coming up off of Meadow Drive; one on the Iris straightaway; and one on 
the hill on Fireweed near the Lariat. A traffic calming improvement should also be considered at the 
intersection of Loco and Iris Drive. The Lariat should be required to provide the design and improvements 
for the roadway improvements as an offsite impact.  

c. Lighting Plan. The lighting on the Lariat building, out-buildings and parking areas is not to County 
standard and was illegally placed without a Lighting Plan. A Lighting Plan should be required during the 
zoning review to address how the building and parking areas are going to be made safe without flooding 
light offsite or impacting the night sky view shed. The lighting should also fit the character of the Lariat 
Building which holds prominence in the history of Evergreen – and lighting placed for commercial 
purposes may not be appropriate or respectful of the architecture and significant events that once 
occurred on the property.   

Even if it were possible to mitigate the expansion – it remains to be seen if it is the appropriate type and extent of a land 
use based on its location, lack of emergency access, and known existing impacts to the adjacent neighborhood.  

Please let me know when we can discuss this and how and when this information will be made available by the 
applicant.   
Thank you.  

Bestall Collaborative Limited    720.810.6480
jack@bestallcollaborative.com       PO 2223 Evergreen CO 80437       
Planning  Environment  Construction  Management  Development 
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Todd Hager

From: Lori Hugh <lorihugh@comcast.net>
Sent: Friday, August 7, 2020 5:00 PM
To: Todd Hager
Subject: --{EXTERNAL}--Lariat bark garden

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

I could not get on website to sign petition but please keep this special place open. It’s one of the few spots to safely
enjoy time you with your furry friend while safely socializing with your human ones. More laces like this are needed Lori
hugh

Sent from my iPhone
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Todd Hager

From: Jack Bestall <jack@bestallcollaborative.com>
Sent: Thursday, September 24, 2020 11:08 PM
To: Todd Hager
Subject: --{EXTERNAL}--HIWAN VILLAGE ANTI-DOG - REALLY? 

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Hi Todd.  

As we enter the weekend zone and traffic continues to grow on the way to the Lariat – it needs to be documented that the 
Lariat has been very disingenuous in trying to attract support from its patrons by claiming on is website and through social 
media that Hiwan Village is against dogs and the Lariat’s ‘Bark Garden’. Rallying an outcry about how mean the 
neighborhood is in trying to shut down a dog park. We didn’t know that was an approved use at the Lariat – but, we 
certainly aren’t anti-dog.  

This isn’t about neighbors being anti-dog; its about reclaiming our quiet neighborhood and feeling safe to walk a dog as 
the Lariat promotes its ‘Bark Garden’ and invites more and more visitors and traffic into the neighborhood. The Lariat’s 
own traffic engineer has documented what we knew – 10X the number of vehicles (1250) are using our streets on their 
way to the Lariat each Saturday. We are conducting a dog census and have already gotten to 15 dogs along Iris Drive 
and we are just starting.  

I have two dogs – note how worried they look watching the traffic go by. I don’t blame them. 
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The neighborhood is worried too – this is Saturday morning two weekends ago. 32 bikes – 42 riders.  
Thanks.  

Bestall Collaborative Limited    720.810.6480
jack@bestallcollaborative.com       PO 2223 Evergreen CO 80437       
Planning  Environment  Construction  Management  Development 





 

 

October 7, 2020 

 

Mr. Todd Hager - Planner & Case Manager 
Planning & Zoning Division Jefferson County 
100 Jefferson County Parkway Golden, Colorado 80419 
 
RE: Lariat Lodge Rezoning – 19-129748RZ 

Dear Mr. Hager: 

I am writing to express my strong opposition to the request of the Lariat Lodge to more than double its GLA.  
Most of the issues that have proven to be problems were raised when the Lariat originally requested a 
rezoning, and promises were made about how these items would be dealt with.  For your information and 
use in considering this case, I am quoting statements taken directly from the tapes of the March 25, 2014 
County Commissioners meeting.  The discussion starts about 54:30 on the meeting clock, with some other 
times inserted for your convenience.  Items in quotes are as close to the original as I am able to make them.  I 
have added emphasis; in addition, my comments follow some statements and are italicized; .    

Mr. Aaron McLean of Jeffco Planning and Zoning stated the following (emphasis added by me):  

The property to be rezoned is a continued use of the Conference Center.  The rezoning is similar to the 
“Convenience Level.”  This is the least intense level of commercial zoning.  He used the word limited to 
describe activities that would be allowed.  The facility would be used for meeting spaces and for business 
offices.  The square footage for each was then listed.    

1:00.  “Lighting will not be allowed to intrude on the property lines and will follow county regulations for 
meeting certain thresholds at the property line as well as being full cut off down-casted lighting fixtures.” 
Odor should be minimal. . .  Noise is something that is enforced by CO (unintelligible) statutes and by our 
Sheriff’s office. “  
 
McLean repeated that the rezoning would add limited uses – brewpub/vintner, restaurant, low intensity 
specialty goods and services.  1:1:06. “ODP will limit commercial activities in scale so it does not create 
further impacts to the residential area to the north and the traffic impacts will be consistent with what is 
currently allowed.” He also stated “This dictates customers of the proposed uses will park within the 
property boundaries.” 

Mr. Anders Ruikka then spoke.    

“We live on that property right now.”   (The Ruikkas had asked to have the cottage located on the property 
re-zoned in this petition; they moved out shortly afterward.)    

Mr. Ruikka recounted the pre-application community meeting.  They felt the “concerns were manageable.”  
They committed to retain the historic significance of the buildings and earn a livelihood.  He noted that the 
major concerns expressed were 1) parking on the road, 2) noise from the parking lot, and 3) traffic, and made 
the following statements as to how they were addressed: 

1) He said that the issue of parking on the road had been dealt with when the county erected no 
parking signs in the neighborhood.   He stated that they have 50 parking spots and have an easement 
for an additional 30 spots.    
 



 
 

2) 1:03:50  Noise.  “If we can limit. . .large crowds we will also resolve some of the parking issues that 
comes with large crowds.  Also, by having a restaurant we will be reducing seating from what the 
Conference Center would generate.”  “The Conference Center events generates a lot of noise 
because people know each other . . they get livelier than people walking into a restaurant.”  They 
would limit the amount of building space, and he cited the ODP.  “We can limit what’s happening in 
the future.”  “Mixed uses. . . will also reduce traffic.” 
 

3) Traffic analysis.  “The count was established and we felt it was very positive and nothing more than 
what was in the past.  The same thing there, the ODP was (will?) limit the structure on the property.  
Mixed uses of offices and restaurants. . .  will also reduce traffic. . .” 

He stated that feedback from three neighbors was “very positive.”  We looked at the ODP and “we picked 
uses that are in the neighborhood level.”   ( A petition opposing the rezoning was circulated in the 
neighborhood and was signed by 58 residents of the Fireweed Loop.  A copy of this petition was submitted to 
County Commissioners.)   

Mr. Ruikka quoted Candy Porter, who formerly managed the Conference Center, as saying that the 
Conference Center was open seven days a week from 7 a.m. to 11 p.m. with up to 125 people at events.  
(Ms. Porter did not say how many days a week the Center was used on average, or why it would have closed if 
it was so successful.)   
 
It is clear to me that the original rezoning was presented to the Commissioners as a continuation of an 
already established business, which would have the same effect on the neighborhood and which would not 
prove to be a disruption to our community.  Please note the repeated use of the word “limit” or “limited” in 
the testimony given to the Commissioners.  I trust that, when you present this case to the Commissioners, 
you will be completely open, not only about the increases in traffic that have occurred, and the further 
increases that are projected if the seating area is expanded, but also about complaints regarding lighting and 
noise expressed by the close neighbors.      

In 2014, the Commissioners stated that this was a “tough decision” because of the location’s proximity to a 
residential neighborhood. Mr. Ruikka was encouraged to “work with the community” and Commissioner 
Tighe said (2.11) that if there were problems “. . . we have to watch and see what happens. . .see if we need 
to do something with those streets.”   

I ask that the Planning and Zoning Department deny this request for additional GLA to be added to the Lariat 
Lodge.  If it is approved, then Jeffco needs to bite the bullet and make a substantial investment in 
infrastructure; perhaps by securing land to change the road approach to the Lodge.  It would be expensive, 
but considering the alternative--downgrading an affordable, family-friendly neighborhood, where many 
people, in addition to residents, walk frequently—the investment would prove to be worthwhile.  

Please let me know if you need additional information.  I very much appreciate your assistance in finding the 
materials from the 2014 meeting.  Thank you.  

  

Catherine Rafter 
28226Lupine Drive 
Evergreen, CO  80439       
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Dylan Monke

From: Ariana Vasquez Lokey <acvlokey@gmail.com>
Sent: Friday, June 25, 2021 11:08 AM
To: Dylan Monke; Russell Clark
Cc: Jack Bestall
Subject: --{EXTERNAL}-- PLEASE REPLY - Lariet Lodge Zoning Violation - Follow-Up

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
 
Mr. Dylan Monke and Mr. Russell Clark, 
 
My name is Ariana Vasquez and I live on Iris Dr. in Evergreen, CO near Lariet Lodge. My husband and I moved 
here last summer. We really love living up here and we also like Lariet Lodge (we order food to go from them at 
least once a week). When we moved in, it was obviously during COVID. Now that (thankfully) many people are 
vaccinated and going out to eat at restaurants more we have noticed a HUGE increase in traffic and cars 
driving on Iris Dr to get to Lariet Lodge. Our neighbor, Jack Bestall, who has emailed you several times without 
a reply, has kept us updated on his attempts to correspond with you and also find a solution to the Lariet Lodge 
zoning violations.  
 
Prior to moving to Evergreen we lived in downtown Denver, so we are no stranger to traffic or people using 
amenities around our living space. However, people often drive way too fast on Iris, do not look out for those 
who are walking in the neighborhood, and there is often overflow parking from Lariet Lodge spilling into our 
street.  
 
Could you please reply and let me know the status of the Lairet Lodge Zoning Violations and your plans to 
address the concerns of me and my neighbors? Thanks in advance! 
 
Ariana Vasquez, PhD 
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Todd Hager

From: fplaut@comcast.net
Sent: Friday, September 11, 2020 12:11 PM
To: Todd Hager
Subject: --{EXTERNAL}--Ruikka Enterprises (Lariat Lodge) rezoning request

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside Jefferson County Government. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Dear Mr. Hager: I’m the vice president of Ovation West Performing Arts , formerly The Evergreen Chorale, and have
served as its legal advisor since 1980. Since most of the events described below occurred when Ovation West was
known as Evergreen Chorale, I’ll refer to our organization as “the Chorale” in this message.

As you know, the Chorale’s Center Stage theater building is immediately adjacent to the Ruikka Enterprises (“Ruikka”)
Lariat Lodge property on Fireweed Drive in Evergreen.

The Chorale has had legal parking rights to a total of 27 parking spaces adjacent to Center Stage since 1990. It became
the perpetual owner of legally enforceable parking easements to those 27 parking spaces in 2009. Ruikka purchased
the adjoining Lariat Lodge property in 2013.

From 1990 until Ruikka purchased the adjoining property in 2013, the Chorale and its members, tenants, and patrons
were consistently able to use all of the 27 parking spaces adjoining the Center Stage building without any interference or
obstruction by the adjoining landowner. All that changed when Ruikka (Lariat Lodge) purchased the adjoining property
in 2013. Since that time, Ruikka and Lariat Lodge have consistently denied the Chorale the use of its valid and legal
parking rights. We are concerned that granting the Ruikka rezoning request will make an already dire Center Stage
parking problem even worse. The history of the Chorale’s legal Center Stage parking rights is set forth below. Hard
copies of documents referred to below will be promptly made and delivered to your office, once you have advised me of
the location of your office.

In 1990 Episcopal Renewal Ministries sold the Chorale the Center Stage building, and granted the Chorale a recorded 99
year lease (with 5 20 year renewal options) to the ground under the Center Stage building, as well as non exclusive
easements to use 27 parking spaces adjacent to the Center Stage building (documents to follow). The Chorale
experienced no parking easement problems with Episcopal Renewal Ministries.

In 1994, Episcopal Renewal Ministries sold its Evergreen property to Attachment Center at Evergreen, Inc., subject to the
Chorale’s recorded lease (document to follow), and became the Chorale’s new landlord. The Chorale had no parking
easement problems with its new landlord.

Since the Chorale first became a tenant of the Center Stage property, it has invested substantially more than $ 1 million
in upgrading the Center Stage building.

In 2009 the Attachment Center (renamed the Institute for Attachment and Child Development) was experiencing
financial difficulties, and sold to the Chorale the ground under its Center Stage building, as well as two perpetual, non
exclusive parking easements immediately adjacent to the Center Stage building which were known as Parking Easement
1 (16 parking spaces between the Center Stage building and the Lariat Lodge building) and Parking Easement 2 (11
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Alexander Fowlkes

From: Mary Haave <mhaave74@gmail.com>
Sent: Thursday, November 9, 2023 10:08 PM
To: Alexander Fowlkes
Subject: --{EXTERNAL}-- Virtual meeting re rezoning of Lariat Lodge, Evergreen on 11/9/23

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Public Comment

 

This Message Is From a New Sender  
You have not previously corresponded with this sender.  

    Report Suspicious     
 

My name is Mary Haave. I live at 28119 Fireweed Dr, Evergreen. I attended the virtual meeting tonite 
with Catherine Rafter who lives on Lupine Dr, Evergreen. Since I live in the neighborhood, I am 
interested in the next step in this process which I believe is a hearing. Please add me to the list of 
folks in the neighborhood. 
Thank you, 
Mary Haave 
mhaave74@gmail.com 
 
Sent from my iPad 

























CURRENT 
ZONING 

  





ADDITIONAL CASE 
DOCUMENTS 

 



















































PROPOSED PARKING

EXISTING EDGE OF DIRT/GRAVEL/ASPHALT PAVING

EXISTING EASEMENT LINE

EXISTING RIGHT-OF-WAY

EXISTING BOUNDARY LINE

EXISTING CENTERLINE OF EASEMENT/ROW

EXISTING ADJACENT LOT LINE

EXISTING BUILDING LINE

(HANDICAP RAMP)

DECK

CONC.

DECK

BREWPUB

SIGN

FH
WV

FIREW
EED DRIVE

FIREWEED DRIVE
50.0' R.O.W.
PLAT BOOK 19
PAGES 10-12

E.O.A.

E.O.A.

PATIO

PATIO
AREA

AREA

VAN ACCESS

9 PARKING
8 P

ARKIN
G

3 PARKING

45 FT

FIREWEED
ACCESS

FULL MOVEMENT

IRIS DRIVE

PARKING ACCESS

47YAWHGIHETATSODAROLOC

15
'

12 PARKING

10 PARKING

24'

24
'

5 PARKING

5 HANDICAP
PARKING

6 
PA

RK
IN

G

2 HANDICAP
PARKING

18'

24'

24
'

24'

24'

2PARKING

24
'24'

24
'

12 PARKING

TOTAL PARKING
74 PARKING

EVERGREEN COMMUNITY
CHRISTIAN CHURCH
PARKING AGGREEMENT
80  PARKING SPOTS

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

PR
O

PE
R

TY
 L

IN
E

PARKING CALCULATION

RESTAURANT GFA = 4,867.8 S.F.
DECK / PATIO  = 3,680 S.F.
TOTAL = 8,547.8 S.F.

RESTAURANT - BREW PUB
(15.0 SPACES PER 1,000 S.F. GFA)
PARKING SPACES REQUIRED

 = 128
(8,547.8 / 1000 x 15)

RESTAURANT - BREW PUB (223 SEATS)
ONSITE PARKING SPOTS = 74
ADDITIONAL PARKING

SPOT AGREEMENT =80
TOTAL PARKING SPOTS PROVIDED =154

TYPICAL PARKING SPOT GEOMETRY

9.0'

18
.0

'

FILE NAME:

PR
O

JE
C

T 
LO

C
AT

IO
N

:

D
R

AW
IN

G
 N

AM
E:

PLOTTED:

SHEET:

JOB NO.

SCALE:

AS SHOWN

E21-0078 GESC.dwg

C2.1

E21-0078

TH
IS

 D
R

AW
IN

G
 IS

 C
O

N
SI

D
ER

ED
 A

 P
R

O
PR

IE
TA

R
Y 

PR
O

D
U

C
T 

O
F 

IN
SI

G
H

T 
EN

G
IN

EE
R

IN
G

.
IT

 IS
 N

O
T 

TO
 B

E 
U

SE
D

 O
R

 R
EP

R
O

D
U

C
ED

 IN
 A

N
Y 

M
AN

N
ER

  U
N

LE
SS

 A
U

TH
O

R
IZ

ED
 IN

W
R

IT
IN

G
  B

Y 
IN

SI
G

H
T 

EN
G

IN
EE

R
IN

G
.

PA
R

C
EL

 ID
: 5

1-
03

4-
08

-0
08

27
61

8 
FI

R
EW

EE
D

 D
R

IV
E

EV
ER

G
R

EE
N

, C
O

 8
04

39
JE

FF
ER

SO
N

 C
O

U
N

TY

08-31-21

PA
R

KI
N

G
 L

O
T 

LA
YO

U
T

CALL BEFORE YOU DIG

1-800-922-1987

0

GRAPHIC SCALE

( IN FEET )
1 inch =     ft.

20 40 8040

40



LEGEND

PROPOSED PARKING

EXISTING EDGE OF DIRT/GRAVEL/ASPHALT PAVING

EXISTING EASEMENT LINE

EXISTING RIGHT-OF-WAY

EXISTING BOUNDARY LINE

EXISTING CENTERLINE OF EASEMENT/ROW

EXISTING ADJACENT LOT LINE

EXISTING BUILDING LINE

(HANDICAP RAMP)

DECK

CONC.

DECK

B

R

E

W

P

U

B

SIGN

FH

WV

F

I

R

E

W

E

E

D

 

D

R

I

V

E

FIREWEED DRIVE

50.0' R.O.W
.

PLAT BOOK 19

PAGES 10-12

E

.
O

.
A

.

E.O.A.

PATIO

PATIO

AREA

AREA

V

A

N

 

A

C

C

E

S

S

9

 
P

A

R

K

I
N

G

8

 

P

A

R

K

I

N

G

3 PARKING

45 FT

I
R

I
S

 
D

R

I
V

E

PARKING ACCESS

4

7

Y

A

W

H

G

I

H

E

T

A

T

S

O

D

A

R

O
L

O
C

8

 
P

A

R

K

I
N

G

8

 
P

A

R

K

I
N

G

8

 
P

A

R

K

I
N

G

2

 
H

A

N

D

I
C

A

P

P

A

R

K

I
N

G

8

 
P

A

R

K

I
N

G

1

2

 
P

A

R

K

I
N

G

7

 
P

A

R

K

I
N

G

6

 
P

A

R

K

I
N

G

1

3

 
P

A

R

K

I
N

G

2

4

'

2

4

'

2

4

'

8

 
P

A

R

K

I
N

G

2

4

'

1

5

'

1

2

 
P

A

R

K

I
N

G

1

0

 
P

A

R

K

I
N

G

2

4

'

2

4

'

5 HANDICAP

PARKING

6

 

P

A

R

K

I

N

G

2

 

H

A

N

D

I

C

A

P

P

A

R

K

I

N

G

1

8

'

9

'

2
4
'

2

4

'

2
4
'

2

4

'

3
P

A

R

K

I

N

G

2

4

'

2

4

'

2

4

'

1

2

 

P

A

R

K

I

N

G

TOTAL PARKING
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EVERGREEN COMMUNITY

CHRISTIAN CHURCH
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REC. NO. 78049258

INGRESS AND EGRESS ESMT.

 LIFT STATION,

SERVICE LINE, &

PUMP LINE

EASEMENT

REC. NO.

2009026037

  PUMP LINE EASEMENT

REC. NO. 2009026037

PUMP LINE EASEMENT REC.

NO. 2009026038

L 20' PUBLIC SERVICE

EASEMENT
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  ACCESS & PARKING

EASEMENT

REC. NO. 2009026037

PERSONAL OFFICE

INCLUDED IN PLAT, BUT

NOT PART OF REST.
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OWNED BY LARIAT - CAN

BE COUNTED AS PARKING

25 FOOT EASEMENT PER

IMPROVEMENT SURVEY

PLAT. 2014065406

2

5

'

PER 1.3 - GRANTOR RESERVES THE RIGHT TO

USE THE PRIVATE DRIVES FOR ANY PURPOSE

WHICH DOES NOT UNREASONABLY INTERFERE

WITH THE EASEMENTS GRANTED BY THIS

DECLARATION. I.E. PARKING IS ALLOWD IN

EASEMENT SO LONG AS ACCESS IS PROVIDED

THROUGH PARKING LOT TO SERVE RESIDENCE

NOTE:

OWNED BY ANDERS -

SEPARATED BECAUSE

THEY ARE CLASSIFIED

DIFFERENTLY - VACANT

LAND

ANDERS OWNS -

SALOON, WEEK DAY USE

ONLY - NO CONFLICT

WITH BREWER - 1800

GFA, 864 SF OF SALOON

MUTUALLY SHARED

PARKING

FULL MOVEMENT

FIREWEED ACCESS

ACCESS PARKING

EASEMENT

REC. NO. 2009026037

PARKING CALCULATION

BREW PUB G.F.A. =     2,361 S.F.

DECK / PATIO G.F.A. =     3,680 S.F.

KITCHEN/FERMENTATION G.F.A.       =     1,164 S.F.

TOTAL =     7,205 S.F.

RESTAURANT - BREW PUB

(15.0 SPACES PER 1,000 S.F. GFA)         INSIDE/KITCHEN GFA

3,525 / 1,000 x 15.0 = 53.0 PARKING SPACES REQUIRED - WINTER

OUTSIDE/KITCHEN GFA

4,844 / 1,000 x 15.0 = 72.7 PARKING SPACES REQUIRED - SUMMER

MAX INSIDE/OUTSIDE/KITCHEN GFA

7,205 / 1,000 x 15.0 = 108.0 MAX PARKING SPACES REQUIRED - SUMMER

PARKING SPACES REQUIRED = 108

(7,205 / 1000 x 15)

RESTAURANT - BREW PUB (223 SEATS)

· ONSITE PARKING SPOTS =   74

· ADDITIONAL PARKING

SPOT AGREEMENT =   80

TOTAL PARKING SPOTS PROVIDED = 154

WHILE THEORETICAL SEATING COULD BE THE USE OF INSIDE SPACES AND OUTSIDE SPACES, 
ACTUAL USE OF INSIDE VS OUTSIDE SEATING ARE GENERALLY AN EITHER OR, NOT SIMULTANEOUS.

WE ARE PROPOSING AN ONSITE PARKING SPACE COUNT OF 74 (SHOULD BE AT LEAST 70 IF POSSIBLE) 

TO ACCOMMODATE THE HIGHEST USAGE.  WHERE HIGHER USAGE IS NEEDED THE MUTUAL PARKING 

AGREEMENT WITH THE CHURCH ALLOWS FOR ADDITIONAL PARKING AS WELL AS THE DISALLOWED 

PARKING AT THE CHURCH OF TRANSFIGURATION.  THERE IS MORE THAN SUFFICIENT PARKING 

SPACES FOR THE NORMAL OPERATION OF THE BREW PUB.

TYPICAL PARKING SPOT GEOMETRY
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Text Box
- (SHARED PARKING SPOTS ALLOCATED FOR THE THEATER ARE LIMITED AS NOTED ON THE PLAN AND DUE TO LIMITED SHOWS PER YEAR RARELY RESULT IN SIGNIFICANT PARKING CONFLICTS)- (CHURCH PARKING OCCURS SUNDAY MORNINGS, PRIOR TO LUNCH RUSH, AND IS NOT UTILIZED MONDAY THRU SATURDAY)



www.evergreenfirerescue.com

January 16, 2020

Jefferson County Planning and Zoning
100 Jefferson County Parkway, Suite 3550
Golden, Colorado 80419

RE: 27618 Fireweed Drive, Lariat Lodge, Evergreen, CO

This is to confirm that property located at 27618 Fireweed Drive, Evergreen, Colorado is within 
the boundaries of Evergreen Fire Protection District and is served by Evergreen Fire/Rescue 
Station 1 (1.2 miles). The closest accessible water supply is an Evergreen Metro District (EMD) 
hydrant located in the parking lot of 27618 Fireweed Drive. This is an ISO PPC Class 3 area. All 
fire operations may be supported by a tender water shuttle. 

Please contact me if you have any questions in regard to this information.

Respectfully,

James A. King

James A. King
Fire Marshal
Evergreen Fire/Rescue

Evergreen Fire/Rescue
1802 Bergen Parkway � Evergreen, Colorado 80439

Phone:  303-674-3145 � Fax:  303-674-8701









September 10, 2021

Mr. Anders Ruikka 
Ruikka Enterprises 
27618 Fireweed Drive 
Evergreen, CO 80439

Re: Ruikka Subdivision
Jefferson County, CO
LSC #200081

Dear Mr. Ruikka:

Per your request, we have completed this updated limited transportation analysis for the
Ruikka Subdivision in the Evergreen area of Jefferson County, Colorado to address County
comments. Figure 1 shows the vicinity map.

REPORT CONTENTS

The report contains the following: the existing roadway and traffic conditions in the vicinity of
the site including the lane geometries, traffic controls, posted speed limits, etc.; the existing
daily and peak-hour traffic volumes in the area; the typical weekday, Saturday, and Sunday
site-generated traffic volume projections for the site; the assignment of the projected site traffic
volumes to the area roadways; the projected background and resulting total traffic volumes on
the area roadways; the site’s projected traffic impacts; and any recommended roadway improve-
ments to mitigate the site’s impacts.

LAND USE AND ACCESS

The site currently includes a restaurant approved for 100 seats. The proposed action is to allow
up to 223 seats. Full movement access exists to Fireweed Drive as shown in the conceptual site
plan in Figure 2.

ROADWAY AND TRAFFIC CONDITIONS

Area Roadways

The major roadways in the site’s vicinity are shown on Figure 1 and are described below. 

• Bear Creek Road (SH 74) is a two-lane state highway east of the site. It is NR-C (Non-
Rural Arterial) south of Meadow Drive and R-B (Rural Highway) north of Meadow Drive.
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The intersection with Meadow Drive is stop-sign controlled with left-turn lanes. The posted
speed limit near Meadow Drive is 25 mph - it transitions to 35 mph to the northeast.

• Meadow Drive is an east-west, two-lane collector road west of the site. The intersection
with Bear Creek Road (SH 74) is stop-sign controlled with left-turn lanes. The posted speed
limit in the vicinity of the site is 30 mph.

• Iris Drive is an east-west local roadway west of the site with a posted speed limit of
25 mph. The intersections with Meadow Drive and Fireweed Drive are stop-sign controlled.

• Fireweed Drive is a north-south, two-lane local roadway east of the site. The intersection
with Iris Drive is stop-sign controlled.

Existing Traffic Conditions

Figure 3a shows the existing traffic volumes in the site’s vicinity on a typical weekday based
on recent traffic counts conducted by Counter Measures, Inc. in August, 2021. Figure 3b shows
the pandemic adjusted volumes based on comparing the traffic volumes in Figure 3a with the
2019 daily traffic volumes provided by the Jefferson County Transportation and Engineering
Division. Figure 3c shows the existing lane geometries, traffic controls, and posted speed limits
in the vicinity of the site. There is sufficient sight distance for the movements both approaching
and departing from the site to/from Meadow Drive and to/from Bear Creek Road (SH 74).

2041 Background Traffic

Figure 4 shows the estimated daily 2041 background traffic on Iris Drive, Fireweed Drive, and
Meadow Drive. Little growth is assumed on Iris Drive and Fireweed Drive and the growth on
Meadow Drive is based on the CDOT 20-year growth factor of 1.05 per the attached CDOT
SH 74 Straight Line Diagram.

TRIP GENERATION

Table 1 shows the estimated trip generation potential for the currently proposed land use based
on the trip generation rates from the 10th edition of the ITE Trip Generation Manual, 2017 as
well as for the previously proposed land use.

The 223-seat site is projected to generate about 975 vehicle-trips on the average weekday, with
about half entering and half exiting during a 24-hour period. During the afternoon peak-hour,
which generally occurs for one hour between 4:00 and 6:00 p.m., about 53 vehicles would enter
and about 40 vehicles would exit.

On the average Saturday, the site is projected to generate about 1,249 vehicle-trips, with about
half entering and half exiting during a 24-hour period. During the Saturday peak-hour, which
generally occurs for one hour between 11:00 a.m and 1:00 p.m., about 63 vehicles would enter
and about 56 vehicles would exit.

On the average Sunday, the site is projected to generate about 863 vehicle-trips, with about
half entering and half exiting during a 24-hour period. During the Sunday peak-hour, which
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generally occurs for one hour between 11:00 a.m and 1:00 p.m., about 77 vehicles would enter
and about 63 vehicles would exit.

The average daily trip generation potential is estimated to be about 998 trips per day. The ave-
rage increase in daily trip generation potential is estimated to be about 491 trips per day. 

TRIP DISTRIBUTION

Figure 5 shows the estimated directional distribution of the site-generated traffic volumes on
the area roadways. The estimates were based on the location of the site with respect to the
regional population, employment, and activity centers; and the site’s proposed land use.

TRIP ASSIGNMENT

Figure 6 shows the estimated increase in weekday site-generated traffic volumes which are the
directional distribution percentages (from Figure 5) applied to the estimated increase in trip ge-
neration (from Table 2). It is worth noting the site is not expected to reach capacity on a regular
basis so these estimates should be considered conservative.

2041 TOTAL TRAFFIC

Figure 7 shows the 2041 total traffic which is the sum of 2041 background daily traffic volumes
(from Figure 4) and the increase in site-generated traffic volumes (from Figure 6). The projected
traffic volumes in the study area are relatively low and typically are served well with stop-sign
control.

PROJECTED LEVELS OF SERVICE

• Meadow Drive/Iris Drive: Table 2 shows all movements at this stop-sign controlled inter-
section are expected to operate at LOS “B” or better through 2041 with or without the ex-
pansion of the site.

CONCLUSIONS AND RECOMMENDATIONS

Trip Generation

1. The 223-seat site is projected to generate about 975 vehicle-trips on the average weekday,
with about half entering and half exiting during a 24-hour period. During the afternoon
peak-hour, about 53 vehicles would enter and about 40 vehicles would exit.

2. On the average Saturday, the site is projected to generate about 1,249 vehicle-trips, with
about half entering and half exiting during a 24-hour period. During the Saturday peak-
hour, about 63 vehicles would enter and about 56 vehicles would exit.

3. On the average Sunday, the site is projected to generate about 863 vehicle-trips, with
about half entering and half exiting during a 24-hour period. During the Sunday peak-
hour, about 77 vehicles would enter and about 63 vehicles would exit.
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4. The average daily trip generation potential is estimated to be about 998 trips per day. The
average increase in daily trip generation potential is estimated to be about 491 trips per
day.

Projected Levels of Service

5. All movements at the stop-sign controlled Meadows Drive/Iris Drive intersection are expec-
ted to operate at LOS “B” or better through 2041 with or without the expansion of the site.

Conclusions

6. The site is not expected to reach capacity on a regular basis so these estimates should be
considered conservative.

7. The impact of increasing the allowable number of seats from 100 to 223 for the Ruikka
Subdivision can be accommodated by the existing roadway network. 

*     *    *

We trust this information will assist you in planning for the Ruikka Subdivision. 

Respectfully submitted,

LSC Transportation Consultants, Inc.

By:                                                                
      Christopher S. McGranahan, P.E., PTOE

CSM/wc

Enclosures: Tables 1 and 2 
Figures 1 - 7
CDOT Straight Line Diagram
Traffic Counts by Counter Measures, Inc.
Traffic Counts provided by Jefferson County Transportation and Engineering
Division
Level of Service Definitions
Level of Service Reports

W:\LSC\Projects\2020\200081-RuikkaSubdivisionTIA\Report\Sept-2021\RuikkaSubdivision-091021.wpd
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COUNTER MEASURES INC.
1889 YORK STREET

DENVER.COLORADO
303-333-7409

File Name : IRISMEADOW
Site Code : 00000015
Start Date : 8/10/2021
Page No : 1

N/S STREET: IRIS DRIVE
E/W STREET: MEADOW DRIVE
CITY: EVERGREEN
COUNTY: JEFFERSON

Groups Printed- VEHICLES
IRIS DRIVE
Southbound

MEADOW DRIVE
Westbound

ACCESS DRIVE
Northbound

MEADOW DRIVE
Eastbound

Start Time Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Int.
Total

Factor 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
06:30 AM 0 0 1 0 0 14 0 0 0 0 0 0 0 5 0 0 20
06:45 AM 1 0 1 0 0 17 0 0 0 0 0 0 0 8 0 0 27

Total 1 0 2 0 0 31 0 0 0 0 0 0 0 13 0 0 47

07:00 AM 1 0 0 0 0 13 0 0 0 0 0 0 2 11 0 0 27
07:15 AM 1 0 0 0 1 22 0 0 0 0 0 2 1 13 1 0 41
07:30 AM 2 0 2 0 6 23 1 0 0 0 0 0 1 11 0 0 46
07:45 AM 2 0 1 0 1 36 1 0 0 0 1 0 2 24 2 0 70

Total 6 0 3 0 8 94 2 0 0 0 1 2 6 59 3 0 184

08:00 AM 0 0 2 0 2 28 3 0 1 0 0 0 2 20 0 0 58
08:15 AM 3 0 4 0 1 26 1 0 1 0 0 0 2 24 1 0 63

Total 3 0 6 0 3 54 4 0 2 0 0 0 4 44 1 0 121

04:00 PM 1 0 4 0 1 46 10 0 0 0 1 0 7 36 0 0 106
04:15 PM 3 0 6 0 1 42 5 0 1 0 0 0 3 33 0 0 94
04:30 PM 5 0 3 0 1 45 4 0 3 0 2 0 7 37 0 0 107
04:45 PM 0 0 3 0 0 41 4 3 2 0 2 0 1 49 0 0 105

Total 9 0 16 0 3 174 23 3 6 0 5 0 18 155 0 0 412

05:00 PM 5 0 3 0 1 60 8 0 0 0 1 0 6 56 1 0 141
05:15 PM 3 0 1 0 0 40 5 0 0 0 0 0 3 44 0 0 96
05:30 PM 2 0 2 0 0 34 9 0 1 0 5 0 8 35 0 0 96
05:45 PM 8 0 2 0 1 27 19 0 0 0 0 0 9 35 0 0 101

Total 18 0 8 0 2 161 41 0 1 0 6 0 26 170 1 0 434

Grand Total 37 0 35 0 16 514 70 3 9 0 12 2 54 441 5 0 1198
Apprch % 51.4 0.0 48.6 0.0 2.7 85.2 11.6 0.5 39.1 0.0 52.2 8.7 10.8 88.2 1.0 0.0

Total % 3.1 0.0 2.9 0.0 1.3 42.9 5.8 0.3 0.8 0.0 1.0 0.2 4.5 36.8 0.4 0.0
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File Name : IRISMEADOW
Site Code : 00000015
Start Date : 8/10/2021
Page No : 2

N/S STREET: IRIS DRIVE
E/W STREET: MEADOW DRIVE
CITY: EVERGREEN
COUNTY: JEFFERSON
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Percent 43.
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File Name : IRISMEADOW
Site Code : 00000015
Start Date : 8/10/2021
Page No : 2

N/S STREET: IRIS DRIVE
E/W STREET: MEADOW DRIVE
CITY: EVERGREEN
COUNTY: JEFFERSON
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Peak Hour From 04:00 PM to 05:45 PM - Peak 1 of 1
Intersecti

on 04:30 PM

Volume 13 0 10 0 23 2 186 21 3 212 5 0 5 0 10 17 186 1 0 204 449

Percent 56.
5 0.0 43.

5 0.0 0.9 87.
7 9.9 1.4 50.

0 0.0 50.
0 0.0 8.3 91.

2 0.5 0.0

05:00
Volume 5 0 3 0 8 1 60 8 0 69 0 0 1 0 1 6 56 1 0 63 141

Peak
Factor
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Location: IRIS DRIVE N-O MEADOW DRIVE
City: EVERGREEN
County: JEFFERSON
Direction: NORTH/SOUTH

Site Code: 211108
Station ID: 211108

COUNTER MEASURES INC.
1889 YORK STREET

DENVER,COLORADO 80206
303-333-7409

Start 12-Aug-21
Time Thu NORTHBOU SOUTHBOU Total
12:00 AM 0 0 0

01:00 1 0 1
02:00 0 0 0
03:00 0 0 0
04:00 0 0 0
05:00 2 8 10
06:00 0 3 3
07:00 4 8 12
08:00 10 12 22
09:00 9 18 27
10:00 8 5 13
11:00 34 19 53

12:00 PM 22 34 56
01:00 35 45 80
02:00 24 35 59
03:00 35 32 67
04:00 42 22 64
05:00 61 39 100
06:00 56 40 96
07:00 44 57 101
08:00 15 63 78
09:00 5 36 41
10:00 3 12 15
11:00 0 3 3
Total 410 491 901

Percent  45.5% 54.5%
AM Peak - 11:00 11:00 - - - - - - 11:00

Vol. - 34 19 - - - - - - 53
PM Peak - 17:00 20:00 - - - - - - 19:00

Vol. - 61 63 - - - - - - 101
Grand Total 410 491 901

Percent  45.5% 54.5%
  

ADT ADT 901 AADT 901
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Location: IRIS DRIVE N-O MEADOW DRIVE
City: EVERGREEN
County: JEFFERSON
Direction: NORTH/SOUTH

Site Code: 211108
Station ID: 211108

COUNTER MEASURES INC.
1889 YORK STREET

DENVER,COLORADO 80206
303-333-7409

Start 14-Aug-21
Time Sat NORTHBOU SOUTHBOU Total
12:00 AM 1 0 1

01:00 0 1 1
02:00 0 0 0
03:00 0 0 0
04:00 0 0 0
05:00 0 2 2
06:00 2 2 4
07:00 6 7 13
08:00 6 7 13
09:00 8 15 23
10:00 66 12 78
11:00 77 28 105

12:00 PM 67 56 123
01:00 59 90 149
02:00 69 83 152
03:00 43 89 132
04:00 37 53 90
05:00 59 57 116
06:00 52 72 124
07:00 36 57 93
08:00 6 38 44
09:00 4 25 29
10:00 1 8 9
11:00 0 5 5
Total 599 707 1306

Percent  45.9% 54.1%
AM Peak - 11:00 11:00 - - - - - - 11:00

Vol. - 77 28 - - - - - - 105
PM Peak - 14:00 13:00 - - - - - - 14:00

Vol. - 69 90 - - - - - - 152
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Location: IRIS DRIVE N-O MEADOW DRIVE
City: EVERGREEN
County: JEFFERSON
Direction: NORTH/SOUTH

Site Code: 211108
Station ID: 211108

COUNTER MEASURES INC.
1889 YORK STREET

DENVER,COLORADO 80206
303-333-7409

Start 15-Aug-21
Time Sun NORTHBOU SOUTHBOU Total
12:00 AM 1 1 2

01:00 0 1 1
02:00 0 0 0
03:00 0 0 0
04:00 1 0 1
05:00 0 0 0
06:00 0 0 0
07:00 3 4 7
08:00 3 6 9
09:00 15 22 37
10:00 28 5 33
11:00 41 17 58

12:00 PM 50 63 113
01:00 55 66 121
02:00 46 38 84
03:00 30 55 85
04:00 38 34 72
05:00 39 42 81
06:00 22 47 69
07:00 21 36 57
08:00 11 21 32
09:00 5 18 23
10:00 1 3 4
11:00 1 1 2
Total 411 480 891

Percent  46.1% 53.9%
AM Peak - 11:00 09:00 - - - - - - 11:00

Vol. - 41 22 - - - - - - 58
PM Peak - 13:00 13:00 - - - - - - 13:00

Vol. - 55 66 - - - - - - 121
Grand Total 1010 1187 2197

Percent  46.0% 54.0%
  

ADT ADT 1,098 AADT 1,098
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Location: FIREWEED DRIVE S-O IRIS DRIVE
City: EVERGREEN
County: JEFFERSON
Direction: NORTH/SOUTH

Site Code: 211101
Station ID: 211101

COUNTER MEASURES INC.
1889 YORK STREET

DENVER,COLORADO 80206
303-333-7409

Start 12-Aug-21
Time Thu NORTHBOU SOUTHBOU Total
12:00 AM 0 0 0

01:00 0 0 0
02:00 0 0 0
03:00 0 0 0
04:00 0 0 0
05:00 1 2 3
06:00 0 0 0
07:00 0 1 1
08:00 1 1 2
09:00 6 5 11
10:00 0 7 7
11:00 4 22 26

12:00 PM 19 29 48
01:00 36 30 66
02:00 33 14 47
03:00 16 20 36
04:00 18 23 41
05:00 26 46 72
06:00 27 55 82
07:00 48 38 86
08:00 48 12 60
09:00 30 3 33
10:00 4 2 6
11:00 2 0 2
Total 319 310 629

Percent  50.7% 49.3%
AM Peak - 09:00 11:00 - - - - - - 11:00

Vol. - 6 22 - - - - - - 26
PM Peak - 19:00 18:00 - - - - - - 19:00

Vol. - 48 55 - - - - - - 86
Grand Total 319 310 629

Percent  50.7% 49.3%
  

ADT ADT 629 AADT 629
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Location: FIREWEED DRIVE S-O IRIS DRIVE
City: EVERGREEN
County: JEFFERSON
Direction: NORTH/SOUTH

Site Code: 211101
Station ID: 211101

COUNTER MEASURES INC.
1889 YORK STREET

DENVER,COLORADO 80206
303-333-7409

Start 14-Aug-21
Time Sat NORTHBOU SOUTHBOU Total
12:00 AM 0 0 0

01:00 0 0 0
02:00 0 0 0
03:00 0 0 0
04:00 0 0 0
05:00 0 0 0
06:00 0 0 0
07:00 2 3 5
08:00 0 1 1
09:00 3 3 6
10:00 5 34 39
11:00 8 49 57

12:00 PM 54 59 113
01:00 66 52 118
02:00 78 64 142
03:00 60 35 95
04:00 48 33 81
05:00 37 49 86
06:00 41 51 92
07:00 57 38 95
08:00 37 8 45
09:00 22 1 23
10:00 1 0 1
11:00 2 0 2
Total 521 480 1001

Percent  52.0% 48.0%
AM Peak - 11:00 11:00 - - - - - - 11:00

Vol. - 8 49 - - - - - - 57
PM Peak - 14:00 14:00 - - - - - - 14:00

Vol. - 78 64 - - - - - - 142



Page 2 

Location: FIREWEED DRIVE S-O IRIS DRIVE
City: EVERGREEN
County: JEFFERSON
Direction: NORTH/SOUTH

Site Code: 211101
Station ID: 211101

COUNTER MEASURES INC.
1889 YORK STREET

DENVER,COLORADO 80206
303-333-7409

Start 15-Aug-21
Time Sun NORTHBOU SOUTHBOU Total
12:00 AM 0 1 1

01:00 0 0 0
02:00 0 0 0
03:00 0 0 0
04:00 0 0 0
05:00 0 0 0
06:00 0 0 0
07:00 0 0 0
08:00 0 1 1
09:00 5 2 7
10:00 0 11 11
11:00 9 43 52

12:00 PM 49 56 105
01:00 70 59 129
02:00 41 43 84
03:00 44 22 66
04:00 29 32 61
05:00 34 42 76
06:00 26 24 50
07:00 26 21 47
08:00 20 4 24
09:00 8 4 12
10:00 4 1 5
11:00 1 0 1
Total 366 366 732

Percent  50.0% 50.0%
AM Peak - 11:00 11:00 - - - - - - 11:00

Vol. - 9 43 - - - - - - 52
PM Peak - 13:00 13:00 - - - - - - 13:00

Vol. - 70 59 - - - - - - 129
Grand Total 887 846 1733

Percent  51.2% 48.8%
  

ADT ADT 866 AADT 866
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Location: IRIS DRIVE W-O FIREWEED DRIVE
City: EVERGREEN
County: JEFFERSON
Direction: EAST/WEST

Site Code: 211110
Station ID: 211110

COUNTER MEASURES INC.
1889 YORK STREET

DENVER,COLORADO 80206
303-333-7409

Start 12-Aug-21
Time Thu EASTBOUN WESTBOUN Total
12:00 AM 0 0 0

01:00 0 0 0
02:00 0 0 0
03:00 0 0 0
04:00 0 0 0
05:00 1 5 6
06:00 0 0 0
07:00 2 3 5
08:00 6 4 10
09:00 6 5 11
10:00 6 0 6
11:00 23 7 30

12:00 PM 17 16 33
01:00 27 31 58
02:00 21 27 48
03:00 13 16 29
04:00 23 15 38
05:00 42 23 65
06:00 44 23 67
07:00 34 42 76
08:00 13 39 52
09:00 4 28 32
10:00 2 4 6
11:00 0 2 2
Total 284 290 574

Percent  49.5% 50.5%
AM Peak - 11:00 11:00 - - - - - - 11:00

Vol. - 23 7 - - - - - - 30
PM Peak - 18:00 19:00 - - - - - - 19:00

Vol. - 44 42 - - - - - - 76
Grand Total 284 290 574

Percent  49.5% 50.5%
  

ADT ADT 574 AADT 574



Page 1 

Location: IRIS DRIVE W-O FIREWEED DRIVE
City: EVERGREEN
County: JEFFERSON
Direction: EAST/WEST

Site Code: 211110
Station ID: 211110

COUNTER MEASURES INC.
1889 YORK STREET

DENVER,COLORADO 80206
303-333-7409

Start 14-Aug-21
Time Sat EASTBOUN WESTBOUN Total
12:00 AM 1 1 2

01:00 0 0 0
02:00 0 0 0
03:00 0 0 0
04:00 0 0 0
05:00 0 1 1
06:00 0 1 1
07:00 3 3 6
08:00 0 2 2
09:00 4 4 8
10:00 27 10 37
11:00 42 14 56

12:00 PM 52 40 92
01:00 45 58 103
02:00 54 57 111
03:00 33 51 84
04:00 29 37 66
05:00 43 40 83
06:00 42 43 85
07:00 31 42 73
08:00 7 35 42
09:00 2 21 23
10:00 1 1 2
11:00 0 2 2
Total 416 463 879

Percent  47.3% 52.7%
AM Peak - 11:00 11:00 - - - - - - 11:00

Vol. - 42 14 - - - - - - 56
PM Peak - 14:00 13:00 - - - - - - 14:00

Vol. - 54 58 - - - - - - 111
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Location: IRIS DRIVE W-O FIREWEED DRIVE
City: EVERGREEN
County: JEFFERSON
Direction: EAST/WEST

Site Code: 211110
Station ID: 211110

COUNTER MEASURES INC.
1889 YORK STREET

DENVER,COLORADO 80206
303-333-7409

Start 15-Aug-21
Time Sun EASTBOUN WESTBOUN Total
12:00 AM 1 1 2

01:00 0 0 0
02:00 0 0 0
03:00 0 0 0
04:00 1 0 1
05:00 0 0 0
06:00 0 0 0
07:00 0 1 1
08:00 2 4 6
09:00 9 3 12
10:00 15 1 16
11:00 37 10 47

12:00 PM 48 49 97
01:00 50 54 104
02:00 36 35 71
03:00 19 39 58
04:00 25 27 52
05:00 33 26 59
06:00 20 25 45
07:00 17 24 41
08:00 5 16 21
09:00 4 5 9
10:00 1 3 4
11:00 1 1 2
Total 324 324 648

Percent  50.0% 50.0%
AM Peak - 11:00 11:00 - - - - - - 11:00

Vol. - 37 10 - - - - - - 47
PM Peak - 13:00 13:00 - - - - - - 13:00

Vol. - 50 54 - - - - - - 104
Grand Total 740 787 1527

Percent  48.5% 51.5%
  

ADT ADT 764 AADT 764



For Project: Iris Dr w/o Fireweed Dr

Project Notes:

Location/Name: Merged

Report Generated: 07/24/2019 08:56

Speed Intervals 1 MPH

Time Intervals Instant

Traffic Report From 07/16/2019 11:00:00 through 07/23/2019 10:59:59

85th Percentile Speed 28 MPH

85th Percentile Vehicles 6434

Max Speed 41 MPH on 07/20/2019 14:02:46

Total Vehicles 7571

AADT: 1081

Volumes -

weekly counts
Time 5 Day 7 Day

Average Daily 928 1006

AM Peak 09:00 60 63

PM Peak 03:00 106 105

Speed
Speed Limit: 25

85th Percentile Speed: 28

Average Speed: 23.98
Monday Tuesday Wednesday Thursday Friday Saturday Sunday

Count over limit 289 390 403 437 446 433 376

% over limit 34.3 37.0 41.1 41.7 35.9 36.8 30.7

Avg Speeder 28.6 28.3 28.8 28.7 28.6 28.5 28.2

Class Counts Number %

VEH_SM 180 2.4

VEH_MED 7270 96

VEH_LG 121 1.6

[VEH_SM=motorcycle, VEH_MED = sedan, VEH_LG = truck]



For Project: Iris Dr

Project Notes:

Location/Name: Merged

Report Generated: 07/23/2019 17:32

Speed Intervals 1 MPH

Time Intervals Instant

Traffic Report From 07/16/2019 11:00:00 through 07/23/2019 10:59:59

85th Percentile Speed 31 MPH

85th Percentile Vehicles 6992

Max Speed 67 MPH on 07/16/2019 20:08:42

Total Vehicles 8227

AADT: 1175

Volumes -

weekly counts
Time 5 Day 7 Day

Average Daily 1016 1092

AM Peak 09:00 66 69

PM Peak 03:00 112 112

Speed
Speed Limit: 25

85th Percentile Speed: 31

Average Speed: 26.63
Monday Tuesday Wednesday Thursday Friday Saturday Sunday

Count over limit 587 748 645 679 808 786 748

% over limit 62.6 64.4 58.5 59.6 61.2 62.6 57.1

Avg Speeder 29.2 29.3 29.2 29.2 29.1 29.0 28.9

Class Counts Number %

VEH_SM 121 1.5

VEH_MED 7911 96.2

VEH_LG 195 2.4

[VEH_SM=motorcycle, VEH_MED = sedan, VEH_LG = truck]



LEVEL OF SERVICE DEFINITIONS
From Highway Capacity Manual, Transportation Research Board, 

UNSIGNALIZED INTERSECTION LEVEL OF SERVICE (LOS) 
Applicable to Two-Way Stop Control, All-Way Stop Control, and Roundabouts

LOS

Average
Vehicle Control

Delay Operational Characteristics

A <10 seconds Normally, vehicles on the stop-controlled approach only have to
wait up to 10 seconds before being able to clear the intersection.
Left-turning vehicles on the uncontrolled street do not have to wait
to make their turn.

B 10 to 15
seconds

Vehicles on the stop-controlled approach will experience delays
before being able to clear the intersection. The delay could be up
to 15 seconds. Left-turning vehicles on the uncontrolled street
may have to wait to make their turn.

C 15 to 25
seconds

Vehicles on the stop-controlled approach can expect delays in the
range of 15 to 25 seconds before clearing the intersection. 
Motorists may begin to take chances due to the long delays,
thereby posing a safety risk to through traffic. Left-turning vehicles
on the uncontrolled street will now be required to wait to make
their turn causing a queue to be created in the turn lane.

D 25 to 35
seconds

This is the point at which a traffic signal may be warranted for this
intersection. The delays for the stop-controlled intersection are not
considered to be excessive. The length of the queue may begin to
block other public and private access points.

E 35 to 50
seconds

The delays for all critical traffic movements are considered to be
unacceptable. The length of the queues for the stop-controlled
approaches as well as the left-turn movements are extremely long. 
There is a high probability that this intersection will meet traffic
signal warrants. The ability to install a traffic signal is affected by
the location of other existing traffic signals. Consideration may be
given to restricting the accesses by eliminating the left-turn move-
ments from and to the stop-controlled approach.

F >50 seconds The delay for the critical traffic movements are probably in excess
of 100 seconds. The length of the queues are extremely long.
Motorists are selecting alternative routes due to the long delays.
The only remedy for these long delays is installing a traffic signal
or restricting the accesses. The potential for accidents at this inter-
section are extremely high due to motorist taking more risky
chances. If the median permits, motorists begin making two-stage
left-turns.



AM Peak

Synchro 10 Report
KMK

Intersection
Int Delay, s/veh 1.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 9 103 4 13 147 8 3 1 2 9 1 12
Future Vol, veh/h 9 103 4 13 147 8 3 1 2 9 1 12
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 10 117 5 15 167 9 3 1 2 10 1 14

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 176 0 0 122 0 0 349 346 120 343 344 172
          Stage 1 - - - - - - 140 140 - 202 202 -
          Stage 2 - - - - - - 209 206 - 141 142 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1400 - - 1465 - - 606 577 931 611 579 872
          Stage 1 - - - - - - 863 781 - 800 734 -
          Stage 2 - - - - - - 793 731 - 862 779 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1400 - - 1465 - - 587 566 931 600 568 872
Mov Cap-2 Maneuver - - - - - - 587 566 - 600 568 -
          Stage 1 - - - - - - 856 775 - 794 726 -
          Stage 2 - - - - - - 771 723 - 852 773 -

Approach EB WB NB SB
HCM Control Delay, s 0.6 0.6 10.5 10.2
HCM LOS B B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 665 1400 - - 1465 - - 721
HCM Lane V/C Ratio 0.01 0.007 - - 0.01 - - 0.035
HCM Control Delay (s) 10.5 7.6 0 - 7.5 0 - 10.2
HCM Lane LOS B A A - A A - B
HCM 95th %tile Q(veh) 0 0 - - 0 - - 0.1



PM Peak

Synchro 10 Report
KMK

Intersection
Int Delay, s/veh 1.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 22 243 2 3 243 27 7 1 7 17 1 13
Future Vol, veh/h 22 243 2 3 243 27 7 1 7 17 1 13
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 25 276 2 3 276 31 8 1 8 19 1 15

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 307 0 0 278 0 0 633 640 277 630 626 292
          Stage 1 - - - - - - 327 327 - 298 298 -
          Stage 2 - - - - - - 306 313 - 332 328 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1254 - - 1285 - - 392 393 762 394 401 747
          Stage 1 - - - - - - 686 648 - 711 667 -
          Stage 2 - - - - - - 704 657 - 681 647 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1254 - - 1285 - - 376 382 762 381 390 747
Mov Cap-2 Maneuver - - - - - - 376 382 - 381 390 -
          Stage 1 - - - - - - 670 632 - 694 665 -
          Stage 2 - - - - - - 687 655 - 657 631 -

Approach EB WB NB SB
HCM Control Delay, s 0.7 0.1 12.6 13.1
HCM LOS B B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 493 1254 - - 1285 - - 480
HCM Lane V/C Ratio 0.035 0.02 - - 0.003 - - 0.073
HCM Control Delay (s) 12.6 7.9 0 - 7.8 0 - 13.1
HCM Lane LOS B A A - A A - B
HCM 95th %tile Q(veh) 0.1 0.1 - - 0 - - 0.2



AM Peak

Synchro 10 Report
KMK

Intersection
Int Delay, s/veh 1.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 9 108 4 13 154 8 3 1 2 9 1 12
Future Vol, veh/h 9 108 4 13 154 8 3 1 2 9 1 12
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 10 123 5 15 175 9 3 1 2 10 1 14

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 184 0 0 128 0 0 363 360 126 357 358 180
          Stage 1 - - - - - - 146 146 - 210 210 -
          Stage 2 - - - - - - 217 214 - 147 148 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1391 - - 1458 - - 593 567 924 598 568 863
          Stage 1 - - - - - - 857 776 - 792 728 -
          Stage 2 - - - - - - 785 725 - 856 775 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1391 - - 1458 - - 574 556 924 587 557 863
Mov Cap-2 Maneuver - - - - - - 574 556 - 587 557 -
          Stage 1 - - - - - - 850 770 - 786 720 -
          Stage 2 - - - - - - 763 717 - 846 769 -

Approach EB WB NB SB
HCM Control Delay, s 0.6 0.6 10.6 10.3
HCM LOS B B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 653 1391 - - 1458 - - 709
HCM Lane V/C Ratio 0.01 0.007 - - 0.01 - - 0.035
HCM Control Delay (s) 10.6 7.6 0 - 7.5 0 - 10.3
HCM Lane LOS B A A - A A - B
HCM 95th %tile Q(veh) 0 0 - - 0 - - 0.1



PM Peak

Synchro 10 Report
KMK

Intersection
Int Delay, s/veh 1.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 22 255 2 3 255 27 7 1 7 17 1 13
Future Vol, veh/h 22 255 2 3 255 27 7 1 7 17 1 13
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 25 290 2 3 290 31 8 1 8 19 1 15

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 321 0 0 292 0 0 661 668 291 658 654 306
          Stage 1 - - - - - - 341 341 - 312 312 -
          Stage 2 - - - - - - 320 327 - 346 342 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1239 - - 1270 - - 376 379 748 378 386 734
          Stage 1 - - - - - - 674 639 - 699 658 -
          Stage 2 - - - - - - 692 648 - 670 638 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1239 - - 1270 - - 360 369 748 366 376 734
Mov Cap-2 Maneuver - - - - - - 360 369 - 366 376 -
          Stage 1 - - - - - - 658 624 - 682 656 -
          Stage 2 - - - - - - 675 646 - 646 623 -

Approach EB WB NB SB
HCM Control Delay, s 0.6 0.1 12.8 13.4
HCM LOS B B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 476 1239 - - 1270 - - 464
HCM Lane V/C Ratio 0.036 0.02 - - 0.003 - - 0.076
HCM Control Delay (s) 12.8 8 0 - 7.8 0 - 13.4
HCM Lane LOS B A A - A A - B
HCM 95th %tile Q(veh) 0.1 0.1 - - 0 - - 0.2



PM Peak

Synchro 10 Report
KMK

Intersection
Int Delay, s/veh 1.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 31 255 2 3 255 45 7 1 7 22 1 19
Future Vol, veh/h 31 255 2 3 255 45 7 1 7 22 1 19
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 35 290 2 3 290 51 8 1 8 25 1 22

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 341 0 0 292 0 0 694 708 291 688 684 316
          Stage 1 - - - - - - 361 361 - 322 322 -
          Stage 2 - - - - - - 333 347 - 366 362 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1218 - - 1270 - - 357 360 748 360 371 724
          Stage 1 - - - - - - 657 626 - 690 651 -
          Stage 2 - - - - - - 681 635 - 653 625 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1218 - - 1270 - - 336 347 748 345 357 724
Mov Cap-2 Maneuver - - - - - - 336 347 - 345 357 -
          Stage 1 - - - - - - 635 605 - 667 649 -
          Stage 2 - - - - - - 658 633 - 623 604 -

Approach EB WB NB SB
HCM Control Delay, s 0.9 0.1 13.2 13.9
HCM LOS B B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 454 1218 - - 1270 - - 453
HCM Lane V/C Ratio 0.038 0.029 - - 0.003 - - 0.105
HCM Control Delay (s) 13.2 8 0 - 7.8 0 - 13.9
HCM Lane LOS B A A - A A - B
HCM 95th %tile Q(veh) 0.1 0.1 - - 0 - - 0.4
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