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_______________________________________________________________________________ 
                                                                                                                        
FROM:  John Eastman, AICP, Planning Services Manager (Ext 275) 
     
THROUGH:  Tom Leeson, AICP, Director of Planning Services (Ext. 244) 
 
DATE:   February 12, 2009 
 
ITEM:   West Steamboat Large Format Retail  
 

NEXT STEP:  City Council review  

._______________________________________________________________________________ 
                                                                                                                       
                            ORDINANCE 
                            RESOLUTION 
                             MOTION 
                        X  DIRECTION 
                            INFORMATION 
 ______________________________________________________________________________   
 
PROJECT NAME: West Steamboat Large Format Retail Work session  
 
ISSUE:    Provide Direction on the following questions: 

1. Is large format retail a land use that should be accommodated in West 
Steamboat? 

2. If large format retail is located in West Steamboat where is the best 
location? 

APPLICANT:   City of Steamboat Springs, Department of Planning Services, c/o Planning 
Services Manager John Eastman, Centennial Hall, 124 10th Street, PO Box 
775088, Steamboat Springs, CO  80477 970-871-8275 
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I. BACKGROUND INFORMATION 
The issue of whether large format retail aka “big box” development makes sense for 
Steamboat Springs has been under discussion for a long time. Over the last five years the 
City has made a number of changes to planning documents and land use regulations to 
address big box development including:  

2004 Steamboat Springs Area Community Plan (SSACP) update adopted: 
includes specific direction regarding big box development standards. 

2004 Community Development Code (CDC) amendment: prohibiting single 
tenant commercial over 20,000 sf south of Third Street and requiring Planned 
Unit Development (PUD) review for all new single tenant commercial over 
12,000 sf and multi-tenant commercial over 20,000 sf. 

2006 Community Development Code (CDC) amendment: Detailed development 
standards for large format retail adopted.  

2008 Steamboat Springs Economic Development Plan prepared by Economic 
Planning Consultants (“EPS Study”): Surveys indicate ambivalence about 
whether large format retail should be allowed at all and that to be acceptable 
any large format retail would have to address community impacts and adhere 
to strict design standards. West Steamboat is identified as the preferred 
location for large format retail. The study estimates that development of a large 
format general merchandise store and home improvement store, Target and 
Lowes for example, would result in a net increase $1.1 million in annual sales 
taxes even after accounting for decreased sales at other area businesses. (See 
Attachment A for excerpts from report) 

  
Population (Are there really enough people here to support big box?): 
The West Steamboat Springs Area Plan anticipates a 15 – 25 year development 
timeframe for the west steamboat area. The State Demographers office projects that the 
current Routt County population of 24,000 will grow to over 36,000 within 15 years and 
will be close to 45,000 by 2035. When combined with Moffat County projections the full 
time regional population is projected to increase from around 39,000 to over 71,000 
within 25 years. These figures do not include the visitors and second home owners which 
contribute to an effective population which is significantly higher than the full time 
population. Based on population trends, employment data and visitor information the 
EPS study concludes that “interest from a new discount department store and a home 
improvement center are moderately strong possibilities in the near future.” 
 
Steamboat 700 and 360 Village annexation applications: 
The Steamboat 700 and 360 Village sites both contain potential locations for large format 
retail. 360 Village has started the process of negotiating a pre-annexation agreement with 
the City and Steamboat 700 LLC has recently submitted an application for a 508-acre 
annexation. A decision on whether to require one of the developments to reserve land for 
a big box site is required so that more detailed land planning can move forward. It should 
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be noted that reserving a site does not guarantee that large format retail will be built on 
the site.  

II. STEAMBOAT SPRINGS AREA COMMUNITY PLAN (SSACP) 
Applicable sections of the SSACP include but are not limited to: 
 
Policy LU-1.2:  Future development will be in compact mixed-use neighborhoods.   
The Future Land Use Plan directs new development to existing and new mixed-use 
neighborhoods within the UGB, while reducing the potential for dispersed growth not 
conducive to pedestrian and transit activity that is outside the UGB.   
 
Policy LU-3.2:  New development will be designed to promote distinct new mixed-use 
neighborhoods. 
New neighborhoods should be designed as walkable, mixed-use areas. They are intended 
to be a setting for a variety of housing types combined with complementary and 
supporting non-residential uses that serve the neighborhood, including neighborhood 
commercial services. They shall be designed to include a network of direct and 
interconnected streets, pedestrian, and bicycle connections. Mixed-use development shall 
be encouraged within new urban residential neighborhoods. New neighborhoods should 
include a center that serves as a focal gathering space.  Such a center may include a 
school, park, or other public or private recreation facility, or neighborhood services.   
 
Goal LU-4:  Our community will promote the development of compact Commercial 
Activity Nodes and a mixed use corridor along US 40 between commercial nodes. 
 
Goal LU-5:  Our community will plan and implement land use patterns that support an 
efficient transportation system and alternative transportation modes.   
 
Goal CD-1:  Our community will preserve its small town character and the image of 
neighborhoods and the community. 
 
Policy ED-1.6:  Promote a Sustainable, Year-round Economy. 
The city and county will continue to support year-round tourism in the community and 
will explore new ways to create greater diversity and economic self-sufficiency for the 
region.  The community is interested in exploring concepts and approaches for 
sustainable economic development that may help to create a year-round and long-term 
diversified economy that is more stable through economic “ebbs” and “flows.”  This will 
require an integrated approach to economic development—one that considers social and 
environmental factors as well as economic benefits in the community.   
 
Policy ED-2.1:  Support opportunities to expand and increase the number of local 
businesses in Steamboat Springs. 
 
Goal ED-3:  Steamboat Springs will maintain its role as a regional economic center.  
Rationale 
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The community’s long term commitment to the continued stability and vitality of 
Steamboat Springs as the regional commercial, office, governmental, and cultural center 
for the region will continue to drive ongoing planning efforts and public and private 
investments.   
 
Policy CF-1.3:  Establish a stable/sustainable funding source for essential capital 
projects. 
Identify and pursue all practical and equitable ways to fund the capital improvement 
projects necessary to serve existing and future development. Leverage and supplement 
city funds to the fullest extent possible to maximize limited city and county resources.   

III. LARGE FORMAT RETAIL SCENARIO 
The most likely scenario  for large format retail anticipated for Steamboat Springs 
consists of a general merchandise retailer, a home improvement center, some ancillary 
retail and possibly a grocery store. This is the scenario analyzed by the EPS study and is 
the type of development that has occurred recently in both Avon (Home Depot/Super 
Wal-Mart) and Glenwood Springs (Target/Lowes). Under the scenario outlined the 
following characteristics could be anticipated: 

! 20 – 35 acre site 
! General Merchandise store 80,000 – 

126,000 sf 
! Home Improvement Center 100,000 sf 

plus 22,000 sf garden center 
 

! Grocery Store 50,000 – 65,000 sf 
! Total Commercial space 

250,000+ sf 
! Total parking spaces 450+ 

 

Summary of Pros and Cons of Large Format Retail 

Pros Cons 

! Capture Sales Tax leakage in excess 
of $1,000,000/year 

! Lower cost goods available without a 
drive to Silverthorne or Avon 

! Maintain Steamboat Springs as 
“Regional Economic Center” 

! New employment 

! Potential funding source for Hwy 40 
improvements 

! ? 

! Loss of small town character 

! Decreased sales at existing 
stores 

! New service sector jobs could 
exacerbate affordable housing 
issues 

! Would significantly increase 
traffic on the already constrained 
Hwy 40 corridor  

! ? 
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CDC Large Format Retail Design Requirements 
In 2006 large format retail design standards were added to the CDC. Some of the more 
significant requirements include: 

! Report that addresses impacts to housing, local businesses, transportation, 
emergency services, parks and recreation etc. 

! Building location that requires smaller scale buildings on pads to help screen 
parking lots 

! Requirement for Leadership in Energy and Environmental Design (LEED) 
certification in design, materials, and construction. 

! Buildings shall have a minimum of two (2) stories above grade. 

! All facades that are visible from a public street shall employ actual protrusions or 
recesses with a depth of at least six (6) feet. No uninterrupted facade shall extend 
more than fifty (50) feet. Facades/Exterior walls shall be articulated to reduce the 
scale and the uniform appearances of large retail buildings (e.g., horizontal 
facades should incorporate wall plane projections or recesses). 

! Ground floor facades that face public streets shall have arcades (a series of 
outdoor spaces located under a roof or overhang and supported by columns or 
arches), display windows, entry areas, awnings, or other such features along no 
less than fifty (50) percent of their horizontal length. The integration of windows 
into building design is required, and shall be transparent, clear glass (not tinted) 
with sills a minimum of eighteen (18) inches above the walkway and headers no 
lower than eight (8) feet along any facades facing a public street. 

! The entire development shall provide for safe pedestrian and bicycle access to all 
uses within the development, connections to existing and planned public 
pedestrian and bicycle facilities, and connections should link the public sidewalks 
with the customer entrances and to adjacent properties. 
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Parking Structure 
The CDC design standards do not require a parking structure. The use of a parking 
structure, or in the case of the picture below, parking on the roof is the most effective tool 
in making big box development fit into a walkable urban environment. It is the only way 
to reduce the site footprint significantly. This allows the big box development to be 
included within an overall mixed use pedestrian district as envisioned in the SSACP.  

Based on staff research a preferred scenario for integrating big box would be to have 
ground floor commercial with residential above on one side of the primary arterial and 
the big boxes and structure on the other side with a veneer of small scale commercial. 
The primary arterial would include on-street parking and landscaping treatment to 
provide a main street character. The remaining big box frontages would be incorporated 
into a traditional block structure with a residential veneer as shown below. 

Including a parking structure as part of a big box development typically requires some 
level of public/private partnership. One example in Colorado is the Belmar development 
in Lakewood which includes a parking structure wrapped with retail uses within a mixed 
use area. Sales taxes were used to provide some of the enhancements to the project. (see 
Attachment B). Staff will present additional information regarding public/private 
financing mechanisms at the public meetings. 
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ALTERNATIVE LOCATIONS FOR LARGE FORMAT RETAIL 

 

Urban Growth 
Boundary (UGB) 

CR 42/Hwy 40 

Steamboat 700 

City Limits 

360 Village 

Large Format Retail Access Locations (Prepared by Laura Anderson, Public Works 
Engineer) 

Traffic impacts based on the Steamboat 700 proposal of 133,000 SF Home Improvement, 
124,000 SF Discount and 54,000 SF Grocery would approximately double the existing 
amount of traffic on this section of US 40 (after reduction factors are applied).  
 
The adopted Access Control Plan identifies several full movement access points along 
West US 40. In general we’ve identified 3 locations, each is roughly one mile apart, for 
further consideration and all will be considered signalized with a large format retail 
development: 

Steamboat 700 – main access across from Sleepy Bear 
 US 40/CR 42 – existing roadway with primary access to Silver Spur 
 360 Village– future access west of Steamboat II 
 
All 3 locations have adequate sight distance; all will require significant intersection 
improvements and all will provide primary access to residential neighborhoods in 
addition to the retail site. 
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The Steamboat 700 access may have the best visibility from US 40 with an additional 
north/south connection (Slate Creek Connector) for access from the north. [The other 2 
locations will connect to the Slate Creek Connector via New Victory Parkway.] This 
location also has the shortest drive distance from the Steamboat Springs Community. The 
proposed intersection location probably has a slower travel speed on US 40 due to the 
curves and existing developments.  
 
The US 40/CR 42 intersection currently has some safety concerns with the sight distance 
to the east based on the CDOT Safety Assessment Report for the West US 40 NEPA 
Study (50 mph speed limit). Visibility from US 40 to the retail site would be very limited. 
This intersection has topography issues for future development adjacent to the 
intersection. 
 
A signalized intersection at 360 Village may benefit operations at the nearby US 
40/Brandon Circle intersection by providing “gaps” in US 40 traffic for vehicles turning 
onto the highway from Heritage Park or Steamboat II. It has good sight distance with a 
speed limit of 55 mph. 
 
Site Comparison Summary 
County Road (CR) 42/ Hwy 40: Not Considered Flat area on Northeast corner of 
intersection. This alternative was removed from consideration because landowner has 
indicated that they have no intention of developing land in the foreseeable future. 

Criteria Steamboat 700 360 Village 
Visual 
Impact 

The ridge between Hwy 40 and the site 
provides screening that will limit visual 
impacts 

The site is highly visible from Hwy 
40 and CR 33 

Hwy 40 
impacts 

It is not clear if increased traffic would 
create the need for a six lane road. This 
is the easiest of the three sites for transit 
due to proximity to downtown 

Similar issues to Steamboat 700 site 
but more expensive to serve with 
transit. 

Emergency 
Services 

More central location makes emergency 
response easier 

Remote location may make adequate 
emergency response more difficult  

Pedestrian 
friendly 

This site provides an opportunity for 
achieving a “critical mass” of residents 
in close proximity 

Adjacent subdivisions are relatively 
low density and it could be difficult 
to create functional pedestrian 
connections 

Land Use 
impacts 

Potential for increased traffic on 
Downhill Drive and local roads. Land 
Use impacts to adjacent developments 
are mitigated somewhat because new 
development in both Overlook and 
Steamboat 700 would occur with the 
expectation of big box in the area. 

The site is adjacent to existing  
Steamboat II, Silver Spur, and 
Heritage Park subdivisions which 
are already built out and have 
established expectations regarding 
adjacent land uses. 
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Steamboat 700: Standard Layout 

Proposed 
Overlook 
subdivision M&M Auto 

Sleepy Bear 

KOA 

 

Steamboat 700: Layout with parking structure 

Proposed 
Overlook 
subdivision M&M Auto 

Sleepy Bear 

KOA 

Note: Layout with parking structure has similar footprint to standard layout but also includes additional 
residential/commercial mixed-use area to provide a more integrated walkable development. An even better 
design would include retail and/or residential veneer on outside of parking structure and large stores. 
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360Village: Standard Layout 

UGB 

Steamboat II 

Heritage Park 

  

360Village: Layout with parking structure 
Note: Layout with parking structure has similar footprint to standard layout but also includes additional 
residential/commercial mixed-use area to provide a more integrated walkable development. An even better 
design would include retail and/or residential veneer on outside of parking structure and large stores 

UGB 

Steamboat II 

Heritage Park 

  6 - 10 

6-10



PLANNING COMMISSION COMMUNICATION FORM 
West Steamboat Large Format Retail Worksession 
February 12, 2009 
 

  6 - 11 

IV. DIRECTION REQUESTED 
Provide Direction on the following questions: 

1. Is large format retail a land use that should be accommodated in West Steamboat? 
Staff Recommendation: Qualified Yes – Recent examples have shown 
that a sustainable, mixed use urban style large format retail development 
can be achieved through the use of an integrated parking structure and 
enhanced design. In this way the impacts to community character could be 
mitigated and the benefits of increased sales taxes, meeting the needs of a 
growing population, and meeting the Community Plan goal that 
“Steamboat Springs will maintain its role as a regional economic center” 
could be realized. Such a plan would likely require public/private 
partnerships to provide financing for a parking structure. It would also 
have to analyze and mitigate potential impacts to local businesses as 
required by the CDC. 
 
Note: It is possible that traffic studies may indicate a significant 
incremental cost to provide adequate vehicular access such that the 
increased sales revenues might have to be devoted entirely to 
infrastructure improvements. In which case there would still be potential 
negative impacts to community character and no offsetting gains. 

2. If large format retail is located in West Steamboat where is the best location? 
Staff Recommendation: Steamboat 700 with parking structure – The 
Steamboat 700 site allows the best opportunity to mitigate visual impact 
and provide transit service at the most reasonable cost. This location has 
less potential impact on existing residences. Land Use compatibility issues 
would have to be addressed through the development review process and 
might require wrapping either the parking structure or one of the buildings 
with townhouses to provide an appropriate transition to the Overlook 
Subdivision. 

 

V. ATTACHMENTS: 

Attachment A – Excerpts from Steamboat Springs Economic Development Plan prepared by 
Economic Planning Consultants (“EPS Study”) 

Attachment B –  Article on Belmar development 
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