o PARy AGENDA

SaANZ, TOWN OF PARACHUTE
= =l PLANNING AND ZONING COMMISSION
AR REGULAR MEETING
%? \cj? TOWN OF PARACHUTE TOWN HALL
FORATE 222 GRAND VALLEY WAY
JUNE 9, 2016
6:30 PM
(A) ROLL CALL
(B) PLEDGE OF ALLEGIANCE
(C) APPROVAL OF AGENDA

D)

CONSIDERATION OF MINUTES OF REGULAR MEETING ON APRIL 14, 2016

(E)

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA

The Planning and Zoning Commission welcomes you and thanks you for your time and concerns.

If you wish to address the Planning and Zoning Commission, this is the time set on the agenda for you to do so. When you are
recognized, please step to the podium, state your name and address then address the Commission. Your comments will be limited to
three (3) minutes. The Commission may not respond to your comments this evening, rather they may take your comments and

suggestions under advisement and provide direction to the appropriate member of Town Staff for follow-up. Thank you.

(¥)

APPOINT CHAIR TO THE PLANNING AND ZONING COMMISSION ACCORDING TO PARACHUTE
MUNICIPAL CODE 3.24.040 A.

THE COMMISSION SHALL ELECT ITS CHAIR FROM AMONG ITS MEMBERS AND SHALL CREATE
AND FILL OTHER OF ITS OFFICERS AS IT MAY DETERMINE. THE MAYOR MAY BE APPOINTED AS
THE CHAIR, AND SHALL BE ENTITLED TO VOTE ON ALL ISSUES BEFORE THE COMMISSION. THE
TERM OF THE CHAIR SHALL BE ONE (1) YEAR.

STAFF: STUART McARTHUR, TOWN MANAGER

(G) PRESENTATION OF STATUS OF REVISION OF THE DEVELOPMENT REVIEW PROCESS TITLE
15 OF THE MUNICIPAL CODE OF THE TOWN OF PARACHUTE.
PRESENTER: MARTIN LANDERS, PLAN TOOLS, LLC
(H) PLANNING & ZONING COMMISSION CONSIDERATION OF RESOLUTION NO. 2016-01PZ.

A RESOLUTION OF THE PLANNING COMMISSION OF THE TOWN OF PARACHUTE, COLORADO
ADOPTING A COMPREHENSIVE MASTER PLAN FOR THE TOWN OF PARACHUTE.
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() PUBLIC MEETING BEFORE THE PLANNING AND ZONING COMMISSION TO CONSIDER A
DEVELOPMENT REVIEW APPLICATION FROM THE TOWN OF PARACHUTE TO ADD
TEMPORARY USES AND SPECIAL EVENTS TO THE SCHEDULE OF USES TABLE AND ADOPT
CODE LANGUAGE FOR THOSE USES.

APPLICANT/OWNER: TOWN OF PARACHUTE
222 GRAND VALLEY WAY
PARACHUTE, CO 81635
PROJECT NAME: PUBLIC MEETING TO SEEK AUTHORIZATION FROM THE

TOWN OF PARACHUTE TO ADD TEMPORARY USES AND
SPECIAL EVENTS TO THE SCHEDULE OF USES TABLE
AND ADOPT CODE LANGUAGE FOR THOSE USES.

PROJECT LOCATION: N.A
LEGAL DESCRIPTION: N.A
STAFF: STUART McARTHUR, TOWN MANAGER

(J) MOTION TO ADJOURN
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o PARg MINUTES

§‘ ﬂh% PLANNING AND ZONING COMMISSION
= = REGULAR MEETING

DV ¢ < Uiy APRIL 14, 2016

‘%@m T@sﬁ’ 6:30 PM

Meeting called to order by Chair Kelli Stanton at 6:30 p.m.
(A) ROLL CALL

Commissioners present: Sherry Loschke, Tim Olk, Kelli Stanton, and Juanita Williams
Commissioners Absent: Candy Allbee and Roy McClung
Staff Present: Stuart McArthur, Town Manager

Denise Chiaretta, Town Clerk
Jeff Conklin, Town Attorney (via telephone)

Staff Absent: Davis Farrar, Town Planner
Audience List Attached

(B) PLEDGE OF ALLEGIANCE

(C) APPROVAL OF AGENDA

MOTION NO. 1:

Moved and Seconded by Commissioners Williams / Olk to approve the agenda.

Vocal Vote approved unanimously

(D) CONSIDERATION OF MINUTES
Regular Meeting March 10, 2016

MOTION NO. 2:

Moved and seconded by Commissioners Williams / Olk to approve the minutes

Motion passed unanimously

(E) PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA

Mark Gerhard, 2536 Rimrock Ave., Grand Junction, CO, congratulated the Board of Trustees on
the results of the recall election held last week.

() PUBLIC MEETING BEFORE THE PLANNING AND ZONING COMMISSION TO
CONSIDER A DEVELOPMENT REVIEW APPLICATIONS FROM WEST RUN, INC. TO
ANNEX A PARCEL OF LAND INTO THE TOWN OF PARACHUTE, TO ESTABLISH
ZONING FOR AN ANNEXED PARCEL, AND A SPECIAL USE REVIEW TO BUILD A
RETAIL MARIJUANA CULTIVATION FACILITY IN A SERVICE COMMERCIALLY
ZONED AREA.
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APPLICANT/OWNER: West Run, Inc., Applicant
2536 Rimrock Ave. Ste 400-380
Grand Junction, CO 81505

Jesse Carnahan, Owner
8495 Highway 6
Parachute, CO 81635

PROJECT NAME: Public meeting to seek authorization from the
Town of Parachute to annex a parcel of land into
the Town of Parachute.

PROJECT LOCATION: 8495 Highway 6
 Parachute, CO 81635

LEGAL DESCRIPTION(S): Section: 13
‘ Township: 7
‘Range: 9 A
Lot: . 3 AKA LOT 2 FISCHER #1
X EXCEMPTION

Public Meeting called to order at 6.38 p.m.

Chair Stanton asked Town Clerk Chiaretta if there were notices to adjacent property owners and proof
of publication. Town Clerk Chiaretta stated yes.

Chair Stanton asked if there were any addltlonal documents that Town staff desired to have
entered into the record. Town Manager McArthur explained there were maps that were too big to put
in the packet and added them to the public record.

Town Planner Farrar became ill and was not able to make meeting, so Town Manager McArthur gave
the presentauon

Town Manager McAithur explamed where the property is located and explained that the Planning and
Zoning Commission is not acting on the annexation. They would only be taking action on the Zoning
and Special Use Review applications. Town Manager McArthur went over Mr. Farrar’s staff report
explaining the applications for the zoning and Special Review Use. Town Manager McArthur stated
that the only referral response received was from Garfield County Planning, but was certain Mark King,
Public Works Director, would have concerns about the drainage.

Mr. Gerhard, representing Jesse Carnahan, was sworn in by Chair Stanton and asked to give his
presentation.

Mr. Gerhard explained that the property he acquired on Cardinal Way is where he originally wanted to
have a cultivation facility, it is currently a retail store. He pointed out that this property is more of a
residential and family area that is close to the parks. After his failure to garner a cultivation license, Mr.
Gerhard starting looking for another piece of property. The subject property is where he feels is
appropriate for an outdoor retail marijuana cultivation facility because it is not in a populated area, and
has State Highway 6 along part of property. Mr. Gerhard briefly went over how a grow facility works
and explained about the lighting and fencing. Mr. Gerhard talked extensively on how this can help the
Town and stated that marijuana is just another plant that is fertilized only by special State approved
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products. Mr. Gerhard explained that there are people moving into Colorado to take advantage of the
State’s Marijuana laws.

Commissioner Williams asked Mr. Gerhard what type of fencing would be around the property. Mr.
Gerhard stated that it would be agriculture fencing.

Commissioner Williams was concerned about exposure to the families living in the area and felt that
there are other locations that are not as visible as this property that is so close to the Frontage Road and
I-70.

Commissioner Olk stated that he was concerned about security.

Mr. Gerhard stated that there would be 24-hour security gndl the fence would have three feet (3°) of
barbed wire at the top, in addition to the required also security cameras. He feels if the outside grow
does not work, they would move it all in doors.

Commissioner Williams stated that the Town would like to have a truck stop in that area. She does
not feel that a cultivation facility would be a good thing to have at the gateway to the Town of Parachute.

Town Manager McArthur stated that staff recommendation is to approve the application for Service
Commercial Zoning and marijuana Cultivation facility with conditions 1 through 14 which Town
Manager McArthur read into the recordMr. McArthur added that although Mr. Farrar’s
recommendation was to approve the applications, he would prefer to see more of a commercial / retail
center rather than a marijuana cultivation along the Highway 6 corridor.

1. The applicant shall conform to the applicable landscaplng requirements in Parachute Land Use
Code Design and which shall be subject to Town review and approval prior to issuance of a
certificate of occupancy.

2. The applicant shall demonstrate to the satisfaction of the Town, sufficient irrigation for the
permanent landscaping on the site prior to issuance of a certificate of occupancy or commencement
of business operations.

3. In conformance with Section 15.03.197, a detailed design for screening of the “trash” area shall be
submitted for review and approval by the Town prior to issuance of a certificate of occupancy or
commencement of business operations.

a.  The applicant shall conform to the applicable lighting requirements in Parachute Land Use Code
Design Standards in Section 15.06.104 and other applicable sections and shall submit a lighting
plan for all exterior lighting, which shall be subject to staff review and approval prior to issuance
of a certificate of occupancy or commencement of business operations.

s.  All parking spaces (including loading areas) shall conform to the Town of Parachute parking
requirements and shall be surfaced with asphalt or concrete.

s.  All access to the site shall conform to all Town of Parachute and CDOT requirements. Compliance
with access permitting and requirements shall be demonstrated prior to issuance of a certificate of
occupancy.

7. Applicant shall propose and demonstrate odor control methodologies sufficient to mitigate odors.
Mitigation the smells shall be demonstrated to Town staff’s satisfaction before and during the time
that the marijuana cultivation use operates.
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The applicant shall conform to the requirements of the Parachute Sign Code for which, a separate
sign permit application is required.

Applicant shall submit reports prepared by a qualified Colorado-licensed engineer on water
demands, wastewater generation, site drainage, traffic generation, and other related site impacts for
review and approval by staff prior to issuance of a building permit.

The applicant shall be required to comply with the land dedication requirements specified in
Parachute Municipal Code or at the sole discretion of the Board of Trustees pay cash in lieu of land
dedication.

All development on the site shall comply with the adopted fire codes applicable to the Town of
Parachute.

The Record of Decision by the Parachute Board of Trustees for the Gerhard Marijuana Cultivation
Facility special review use shall be recorded in the real estate records of the Garfield County Clerk
and Recorder.

All representations made in the Applicant’s written materials or verbally as reflected in the minutes
of the public meetings or hearings where the Application was presented to or considered by the
Commission and/or Board of Trustees are considered part of the Application and binding on the
Applicant.

Apphcant shall reimburse the Town for any and all fees, including consulting costs incurred in the
review of the Application. :

Mr. Gerhard proposed two additional conditions:

15.

The site plan submitted by the applicant is schematic in nature. The applicant will prepare a site
plan for building permit issuance that comphes with the applicable Town of Parachute Land Use
Regulations. General arrangement of bulldmgs grading/drainage, landscaping, parking, trash
enclosures, and other improvements can. be revised by the applicant. The proposed
warehouse/cultivation 18,000 sf building and the proposed retail 1,500 sf building are maximum
sizes that can be constructed via this Special Review Use approval. Building sizes greater than

 those noted above will require the application to request an amended approval as per the adopted

Town of Parachute Land Use Regulatlons at the time of the request.

The Town of Parachute will allow for the applicant to apply for building permits for the proposed
warehouse/cultivation 18,000 sf building or the proposed retail 1,500 sf building in any order. The
Town of Parachute agrees that the application for a building permit and construction of either
structure may be phased by the applicant. The site plan submitted for the building permit issuance
shall incorporate the footprint of the 2™ phase building.

Chair Stanton opened the public comment portion of the public meeting.

Chair Stanton asked everyone that wishes to speak please stand and be sworn in.

Stephani Howard, 102 Monte Vista Drive, Fruita, CO - Ms. Howard stated that her family moved to
Colorado because of the legalization of marijuana and feels that a grow facility in Parachute will help
the community economically.

Pam Jarrett, 184 South Second Court, Parachute, CO 81635 - Ms. Jarrett stated that she felt that the
commission should not have an outdoor grow facility near homes that are already there. These people
moved where they are because of the privacy and the Commission needs to take that into consideration.

4|Page

Page 6 of 175 2016-06-09



Ms. Jarrett also stated that she believes that since the arrival of warmer weather that smell from Mr.
Gerhard’s retail store has become stronger and she can now smell the unpleasant order coming from
the store.

Nina Cook, 8936 Highway 6 & 24, Parachute, CO - Ms. Cook stated that they simply do not want this
grow in their neighborhood. They have foster children that have come from families that have been
destroyed by alcohol and drugs. Ms. Cook feels that if you want marijuana, it is available. The Town
does not need to keep allowing more and more marijuana facilities.

Becky Martinez, Highway 6 & 24, Parachute, CO - Ms. Martinez stated that they do not want to look
out their front door and see a fence that looks like a prison. She asked what would it do to their property
values. She asked the Commission if they would want to live next to a grow facility.

Mr. Martinez echoed his wife’s concerns.

Becky Van Vleet, 89 Hogan Circle, Parachute, CO - Ms. Van Vleet stated that she also feels that the
Town needs to try to do something other than marijuana and encouraged the Commission to not accept
the applications. ‘ «

Linda Jean Ford, 001 St. John Circle, Parachute, CO - Ms. Ford stated that she cannot smell anything
and she only lives a block away and feels that Ms. Jarrett may be smelling what her neighbors grow
in their backyard. She sees that the retail stores that have come into Parachute have taken empty
buildings and fixed them up and keep the exterior clean of weeds and trash.

Joseph Gibson, 200 Colorado Ave., Parachute, CO - Mr. Gibson stated that has used Marijuana for a
long time. It is due to marijuana use that he is able to come to this meeting and be able to talk. He
was also in foster care and he did not meet any other children that were there due to their parents’
marijuana use. '

Chair Stanton closed the public comment section of the hearing.

Chair Stanton asked the applicant if he had any comments or questions regarding the public comments.

Mr. Gerhard offered to negotiate with the Cook’s and Martinez’s to purchase their property.
MOTION NO.3:

Moved and seconded by Commissioners Williams / Olk that the Planning and Zoning Commission
recommend approving the subject application to the Town of Parachute Board of Trustees to zone the
parcel at 8495 Highway 6, Parachute, CO, as Service Commercial, once annexed.

Motion passed by a 3 to 1 vote. Commissioner Loschke voting “no.”
MOTION NO. 4:

Moved and seconded by Commissioners Williams / Olk that the Planning and Zoning Commission
recommend the denying the subject application to the Town of Parachute Board of Trustees for a
special review use for a marijuana cultivation facility on property located at 8495 Highway 6,
Parachute, CO.

Motion passed unanimously.
(H)  MOTION TO ADJOURN
MOTION NO. 5:
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Moved and seconded by Commissioners William / Olk to adjourn
Vocal vote approved unanimously

Adjourned at 8:44 p.m.

Commission Chair

Town Clerk
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Proposal for Development Review Update
RFP:16-001

Town of Parachute, Colorado

ORIGINAL

March 31, 2016




IPLAN TO«

March 29, 2016

Mr. Stuart McArthur
Town Manager

Town of Parachute
222 Grand Valley Way
Parachute, CO 81635

RE: RFP: 16-001

Dear Stuart:

On behalf of the Plan Tools project team, | am pleased to submit our proposal to provide
professional planning services for the Town of Parachute’'s Development Review Update
project. Our proposal is organized by the following tabs: Project Organization, Project
Approach, Project Timeline and Fee Schedule.

Plan Tools has the Colorado-based experience in land development codes required to
accomplish the Town of Parachute’s objectives for this planning assignment. We are
distinguished by our ability to deliver very high quality planning services on time, within budget
and to our client’s satisfaction.

Plan Tools engages highly qualified planning professionals on a project — specific basis. For the
Parachute Development Review Update project, the Plan Tools team includes Kendrick
Consulting, MDKR, and Russell + Mills Studios. Our team is structured to provide a broad range
of land use code expertise for Parachute, inclusive of development review, zoning reform, land
use law, community design, graphic production and document formatting.

Plan Tools is organized as a limited liability company, and | am the sole principal. During the
past twenty years, my statewide practice has involved the preparation of over 25 land
development codes in Colorado, many of which were in western slope communities.

Our team is immediately available and stands ready to undertake your development code
project. Please accept this proposal as our best thoughts on how to prepare a development
code specific to the Town of Parachute that is easy to use, flexible, and creative.

We look forward to your review of our proposal and qualifications, and an opportunity to discuss
the project in more detail. Thank you for your consideration.

Sincerely,
PLAN TOOLS, LLC

Martin J. Landers, AICP
President

601 N. Cleveland Ave. #7202 Loveland CO (970) 622-9811 info@plan-tools.com
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222 GRAND VALLEY WAY
PARACHUTE, COLORADO

%09 PA’“Q;, 81635
N . (970) 285-7630
SN Town of Parachute (670) 285-0297 - EAX
* *
= ). S
O
PORATE
REQUEST FOR PROPOSALS
COVER SHEET
DAte: oo s e s e e February 29, 2016]
Proposal NUMDBET: ... ..o e et e e et e e s e e e e e renss e e e ennseeas 16-001
Proposal / Bid Title: ... DEVELOPMENT REVIEW UPDATE
Proposals Will Be Received Until: ..., March 31, 2016, 5:00 P.M. Local Time
Town Hall, 222 Grand Valley Way, Parachute, CO 81635
Goods or Services to Be Delivered to or Performed At: ...................... Town of Parachute Town Hall
For Additional Information Please Contact:.............ccooevvvviiviviiieinn, Stuart McArthur, Town Manager

(970) 285-7630, X-106

stuartmc@parachutecolorado.com

Documents Included in This Package:...............c.ocooeiiieieiiiiiiiinnns Request for Proposals Cover Sheet
Invitation for Consultant Services

Key Event Schedule

Notice to Consultants

Special Terms and Conditions

Preparation Instruction for Consultants

Agreement for Services

Substitute Form W-9

If any of the documents listed above are missing from this package, they may be picked up at Town Hall,
222 Grand Valley Way, Parachute, CO 81635. If you require additional information, call Stuart McArthur
at (970) 285-7630.

The undersigned hereby affirms that (1) he/she is a duly authorized agent of the contractor, (2) he/she
has read all terms and conditions and technical specifications which were made available in conjunction
with this solicitation and fully understands and accepts them unless specific variations have been
expressly listed in his/her offer, (3) the offer is being submitted on behalf of the contractor in accordance
with any terms and conditions set forth in this document, and (4) the contractor will accept any awards
made to it as a result of the offer submitted herein for a minimum of ninety calendar days following the
date of submission.

PRINT OR TYPE YOUR INFORMATION

Name of Company: _Plan Tools LLC Fax: n/a
Address: 601 N. Cleveland #7202 City/State: Loveland CO Zip: 80537
Contact Person: Martin Landers Title:  President Phone: 970-622-9811
Authorized Representative’s Signature: Phone: 970-622-9811
Printed Name: _Martin Landers Title:  President Date: 3/29/2014

Email Address: mlanders@plan-tools.com

\\PARA-SBS\RedirectedFolders\stuartmc\My Documents\Purchasing\2016\RFP 2016-001 Development Review Update.docx
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PROJECT ORGANIZATION
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PROJECT TEAM

Town of Parachute

Stuart McArthur
Town Manager

Derek Wingfield
Community Develop.

Martin Landers, AICP Specialist
Plan Tools

Davis Farrar
Town Planner

Project Manager/Principal Planner

Melissa Kendrick, AICP Jerry Dahl, Esq. Paul Mills, RLA John Beggs, ASLA
Kendrick Consulting MDKR Russell + Mills Studios Russell + Mills Studios

Senior Planner Land Use Attorney Community Design Code Graphics

Plan Tools, LLC

Martin Landers, AICP - Project Manager/Principal Planner

Serve as project manager for day-to-day management of all project tasks and team members, and point person for admin-
istrative matters. Serve as principal planner for land use code consolidation and update. Co-facilitate all public workshops,
work sessions and public hearings. Lead preparation of all land use code articles.

Kendrick Consulting

Melissa Kendrick, AICP - Senior Planner

Serve as senior planner for development review update. Co-facilitate all public workshops and work sessions. Coordinate
on-going communication with project stakeholders. Lead preparation of development review and application procedures.

MDKR Assigned Staff:

Jerry Dahl - Land Use Attorney

Serve as land use attorney for the project. Lead preparation of sign code update in conformance with recent Reed v Gilbert
decision, and all other statutory and case law assignments related to the project. Assists principal planner with preparation
of code diagnosis report. Attends adoption work session and public hearings.

Russell + Mills Studios

Paul Mills, RLA, ASLA - Community Design

Serve as community design specialist for the project. Lead preparation of form-based and associated site design code
provisions.

John Beggs, ASLA - Code Graphics
Serve as graphic specialist for the project. Prepare code graphics and illustrations using SketchUp and Adobe Creative Suite
software. Prepare presentation exhibits for public workshops and work sessions.

Development Review Update - Town of Parachute 1
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!F’LAN TooLs

ABOUT PLAN TOOLS

The Firm

Plan Tools, LLC is a consulting practice that specializes in the preparation of comprehensive plans, development
regulations and planning studies. The firm excels in providing targeted solutions to municipal land planning
issues.

Guiding Principle
Plan Tools, LLC is dedicated to delivering high quality yet cost-effective planning services that meet the unique
needs of small towns, suburban cities and rural counties.

Areas of Expertise
Comprehensive Plan Updates
Development Code Revision
Zoning Mapping Programs
Wayfinding Signage Plans
Annexation Strategy
Land Conservation Techniques
Sustainability Indicators

Clients Served

Plan Tools has provided consulting services to public sector clients throughout Colorado. Clients include
statutory towns, home rule cities, rural counties, and land conservation interests. Plan Tools has also
complemented multi-disciplinary firms that require the addition of project specialists for their clients.

Staff Capabilities

Originally established in 1997 as MJ Landers & Associates, Plan Tools project teams are led by Martin J.

Landers, AICP. Project team professional alliances include specialists in urban design, landscape architecture,
transportation planning, meeting facilitation, land use law, land development market analysis, GIS mapping and
graphic production.

Plan Tools Location
Loveland, Colorado

Plan Tools Web Site
www.plan-tools.com

Development Review Update - Town of Parachute 2
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ABOUT KENDRICK CONSULTING

Kendrick Consulting Inc. (KCl) enjoys working in small communities because the challenges are unique, the
issues are frequently personal to the community and the impacts are measureable. KCl's goal is to be a catalyst
for elevating a community’s outlook to have thriving and sustainable environments, KCl takes pride in providing
a high level of customer service through being responsive and timely, as well as building strong relationships
with all facets of your community.

Relevant Areas of Expertise

. Municipal planning services

. Comprehensive Plan Updates
. Development Review

. Development Code Revision
. Land Use Planning

. Economic Development Strategies
. Entitlement process management
Clients Served

Clients include cities, counties, special districts, property owners, and developers.

KCl currently provides planning services for the Town of Bennett and Platteville, both towns with a population of
approximately 2,500 persons. These are rural towns effected by more urbanizing growth pressures, as well as oil
and gas development.

Planning services include: long range comprehensive planning, strategic downtown assessments, development
review, zoning interpretation, entitlement management, community engagement, and staff coordination.

Staff Capabilities

KCl was established in 2005 and partners with other professionals as required that include traffic engineers,
landscape architects, architects, urban designers, land planners, land use lawyers, graphic designers and mapping
professionals.

Kendrick Consulting Inc. is Located in Denver, Colorado

Development Review Update - Town of Parachute 3
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PLAN TOOL:

ABOUT MDKR

Murray Dahl Kuechenmeister & Renaud LLP (“MDKR") is a local government and litigation firm with offices in Lake-
wood. Collectively, the attorneys at MDKR represent eight Colorado municipalities as the designated City or Town
attorney as well as serving as general counsel for several urban renewal authorities, downtown development
authorities and business improvement districts. The Firm's practice includes representation of private and gov-
ernmental clients in condemnation, real property, local governmental tax and land use matters. We also serve as
special counsel to numerous municipalities, counties and special districts on both sides of the Continental Divide
in a broad variety of issues and litigation.

MDKR's current seven attorneys all have active local government practices. There are three Partners, one Of-Coun-
sel, two Special Counsel and one Associates. Two legal assistants support these attorneys.

The attorneys at MDKR and their experience are as follows:
- Malcolm Murray: Condemnation, litigation and urban renewal.
- Gerald Dahl: Annexation, land use regulation and representation of local government elected officials.
- Charles A. Kuechenmeister: Municipal and special district representation, real property transactions.
- Thad Renaud: Land use regulatory matters, land use litigation and local government.
- Carmen Beery: Local government, including representation of elected officials and administrative proceedings.
- Joe Rivera: Condemnation, litigation and urban renewal.

- Sue Baker: Litigation and general local government representation.

Development Review Update - Town of Parachute 4
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ABOUT RUSSELL + MILLS STUDIOS

The Firm

Russell + Mills Studios is a consulting practice that specializes in urban design, urban planning, land planning
and landscape architecture. Our firm works extensively with municipalities and public agencies on a myriad of
project types. Our speciality is understanding land use and urban design to help illustrate and communicate
planning objectives and directions. In addition to this, we also provide graphic design and mapping services for
the preparation of comprehensive plans, development regulations and planning studies.

Guiding Principle
Our approach to design is collaborative and inclusive, working with stakeholders, our clients, and staff to create
successful results that everyone on the team understands and supports.

We believe that the two founding partners are integral in every project and each partner manages each project
from start to completion.

Relevant Areas of Expertise
Urban Planning - Comprehensive Plan Updates
Development Code Revision
Wayfinding Signage Plans
Streetscape and Public Plaza Design
Land Use Planning

Clients Served
Russell + Mills Studios has provided consulting services to public sector clients throughout Colorado and
Wyoming. Clients include Cities, and statutory towns and State government.

Staff Capabilities

Russell + Mills Studios was established in 2007 by the founding partners Craig Russell and Paul Mills. Our

office has a total of five staff members with an average experience of 12 years. Our firm is supported by such
experience in all our projects. We have the capabilities to operate creative programs such as Adobe Creative
Suite, and Google Sketchup. We also provide full AutoCAD capabilities. One of our signature elements are
emotive eye level hand drawn perspectives. We create these perspectives in workshops and finalize at our office
so public and stakeholders understand the design ideas and gestures being discussed in planning documents or
area planning design efforts.

Russell + Mills Studios Location
Fort Collins, Colorado

Russell + Mills Studios Web Site
www.russellmillsstudios.com

Development Review Update - Town of Parachute 5
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Martin Landers, AICP

Principal Planner - Plan Tools LLC
Mr. Landers selected project experience specific to development regulations includes:

2015

Brush Sign Regulations

Mr. Landers served as project manager and principal planner for the update of the City of Brush Sign Regulations. The sign requla-
tions are compliant with the Reed v Town of Gilbert Supreme Court decision and address local business objectives in an illustrative,
user friendly format.

2014

Bennett Land Use Code

Mr. Landers served as principal planner for the update of the Town of Bennett’s land use regulations, including zoning, subdivision,
sign, flood damage prevention and other land development provisions.

2011

Fountain Sign Code

Mr. Landers served as principal planner for the update of the City of Fountain’s Sign Code. The sign regulations address new tech-
nologies in the sign industry in an illustrative format,

2010

Fort Morgan Land Use Code

Mr. Landers served as project manager and principal planner for the update of Fort Morgan's 1950’ era land use regulations. The
Fort Morgan Land Use Code consolidates zoning, subdivision, sign and other municipal code provisions, into one document.

2009

Las Animas County Land Use Regulations

Mr. Landers served as project manager and principal planner for the consolidation and update of the zoning, subdivision and 1041
regulations for Las Animas County, Colorado.

2008

Brush Development Regulations

Mr. Landers served as project manager and principal planner for the consolidation and update of the zoning and subdivision
regulations for the City of Brush, Colorado.

Rensselaer Zoning and Subdivision Control Ordinances
Mr. Landers served as principal planner for the update of the zoning, parking, sign and subdivision control regulations for the City
of Rensselaer, Indiana.

2007

Vigo County Unified Development Code

Mr. Landers served as principal planner for the update and consolidation of land use regulations for Vigo County and the City of
Terre Haute Indiana.

Pre-2007

« 2006 Archuleta County Unified Dev. Code
« 2005 South Fork Land Use Code

» 2005Monte Vista Land Use Code

« 2004 Rio Grande County Land Use Code

« 2003 Commerce City Unified Dev. Code

« 2002 Granby Land Use Code

« 2002 Mesa County/Fruita TDR Program

Development Review Update - Town of Parachute 6
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(PLAN 100

Melissa Kendrick, AICP

Kendrick Consulting

Education

B.A. Design, Regis College

Environmental Design Studies, Parsons School of Design, NYC
M.A. Psychotherapy, Naropa Institute, Boulder CO

National Civic League, Facilitation Training

CDR & Associates, Mediation Training

Professional Experience
- More than 15 years of experience working in public and private planning settings conducting land

development review and public policy formation.
Manage professional teams to ensure a high level of customer service being responsive with informa-
tion and work products.
Build strong relationships with all facets of a community from Town staff, Town officials, the general
public, the development community and interested community groups.
Develop and implement comprehensive plans, land development regulations and design guidelines.
Facilitate multiparty conversations for conflict resolution, strategic visioning, public policy formation
and community building.

Professional History
Kendrick Consulting, Inc. Owner
Denver, CO November 2005- Present

Arapahoe County, Planning Program Manager
Arapahoe County, CO July 2002 - October 2005

Arapahoe County, Senior Planner
Arapahoe County, CO May 1999 - June 2002

Arapahoe County, Planner ||
Arapahoe County, CO October 1997 - April 1999

Douglas County, Planner I
Douglas County, CO June 1995- September 1997

Development Review Update - Town of Parachute 7
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Gerrald E. Dahl

Murray Dahl Kuechenmeister & Renaud, LLP

Education
B.A., Political Science, University of Colorado, 1972
J.D,, University of Colorado, 1976

Professional Experience
Since 1976, Mr. Dahl has practiced in local government law, dealing with all aspects of land use, annexation, gov-
ernmental liability, personnel and government operations.

From 1984 to 1990, Mr. Dahl was General Counsel to the Colorado Municipal League. He represented the League
in legislative matters before the Colorado General Assembly and supervised the conduct of litigation including
participation by the league as amicus curiae in cases involving substantial statewide questions of municipal inter-
est.

From 1978 to 1984, Mr. Dahl was General Counsel to the Northwest Colorado Council of Governments. His work
for this client involved litigation of water and land use matters and extensive drafting and defense of county and
municipal zoning and subdivision regulations.

Mr. Dahl represents private and government interests in the planning and development of land. His practice in
this field is statewide. He has authored numerous complete land use codes for municipalities and counties. He
specializes in land use code diagnosis and revision to implement planning goals. He is a frequent speaker on land
use and local government issues.

Representative Clients
City of Wheat Ridge

Town of Georgetown

Town of Morrison

Colorado Municipal League

Professional Memberships
Colorado Bar Association
International Municipal Lawyers Association

Representative Publications

Colorado Land Planning and Developmentlaw, APA, 2016

Annexation in Colorado, Colorado Municipal League, 2014

Amendment 41: Ethics in Government, The Colorado Lawyer, 2010

Transferable Development Rights: Planning and Practice in Colorado, Colo. Municipalities,2010
Land Use Law, National Business Institute, 1998; 2000; 2003; 2008

Boundary Law in Colorado, National Business Institute, 1991; 1992; 1996; 2002; 2003; 2007

The ABC's of Planning, Land Use and Zoning, Colorado Municipal League 1992; 1995

Development Review Update - Town of Parachute §
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GERALD E. DAHL
GENERAL & SPECIAL COUNSEL REPRESENTATION

Municipality

Dates

Duties and Responsibilities

City of Wheat Ridge

1995 - present

City Attorney

Town of Morrison

2014 — present

Town Attorney

Town of Georgetown

2012 — present

Town Attorney; advise concerning HB1041 Regs

El Paso County

2013 - present

Advise concerning HB 1041 Regs; Fair Housing Act

Town of Silverthorne 1991 - 2014 Town Attorney; drafted home rule charter
Elbert County 2011-2012 Oil and gas regulations
City of Fountain 2011 Revise sign code

Chaffee County

1999 - present

1041 Regulations; minor subdivision

City of Loveland 2008 Advise concerning annexation

Town of Mountain Village | 2010 to present Adoption & Implementation of Comprehensive Plan

City of Fort Morgan 2010 Comprehensive revision of land use code

City of Brush 2009; 2015 Revise land use code; revise sign code

Town of Poncha Springs 1999; 2007 Revise land use code; Annexation

Archuleta County 2006 New zoning regulations; update oil & gas regulations

Otero County 2006 1041 Regulations (Areas & Activities of State Interest)

Town of Granby 2002-2006 Annexation agreements and related documents

Town of Frederick 2005 Annexation opinion letter

Prowers County 2005 1041 Regulations (Areas & Activities of State Interest)

Commerce City 2003 — 2004 Comprehensive revision of land use code

Bent County 2003 IGA land use regulations

Mesa County/Town of 2003 Land use IGA and implementing regulations for

Fruita transferable development rights system

City of Broomfield 2003 Implementation techniques for neighborhood plan;
open space and land use regulations

Town of Basalt 2003 Litigation defending land use regulations

Town of Berthoud 2002 Annexation matters

Summit County 2002 Comprehensive performance zoning code

Routt County 2002 Revision of zoning and subdivision regulations

Custer County 2000 IGA on land use and annexation

City of Salida 2000 Comprehensive revision of land use code

Las Animas County 2000 Comprehensive revision of land use code

City of Trinidad 2000 Historic Preservation & Vested Property Rights

Town of Westcliffe 2000 Comprehensive revision of land use code

Town of Crested Butte

1998 — present

Land use and annexation matters

City of Leadville

1999

Comprehensive revision of zoning code

Saguache County 1999 1041 Regs; Comprehensive plan implementation
City of Glendale 1997- 1999 City Attorney

City of Grand Junction 1998 Annexation matters

Town of Yampa 1997-1998 Amended zoning, subdivision and municipal codes
Town of Paonia 1995 Comprehensive plan; techniques for land use control
Region XI Counties/Munic | 1978 — 1984 Amend zoning/subdivision Regs-water quality control
Town of Eagle 1981 Performance zoning land use code

City of Aspen 1981 Consolidation of land use approval process

Development Review Update - Town of Parachute
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Paul Mills, RLA, ASLA

Principal - Russell + Mills Studios

Professional Experience

Paul Mills is a founding partner at Russell + Mills Studios. Paul has practiced for twenty years in the profession and brings
an international perspective to the firm having worked in Brisbane Australia, Fort Collins and New York on national and
international projects. Paul has worked with Plan Tools for five years on Land Use Code and community planning projects. He
is currently developing Development Design Guidelines for the Town of Bennett Colorado who is experiencing development
pressures, and need a document that reflect the level of development the Town expects from developers.

JohnBeggs
Russell + Mills Studios

Professional Experience

John Beggs has ten years of experience in the Landscape Architecture profession. As a senior staff member John has helped
design and develop graphics for Land Use Code projects as well as Design Guideline and Standards projects. John has
worked with Plan Tools on numerous related projects and will bring this skillset to this project.

Relevant Project Experience
«  Brush Sign Code, Brush, CO
Trinidad Wayfinding Signage Plan, Trinidad, CO
Bennett Design Guidelines, Bennett CO (Current Project)
Bennett Land Use Code Update, Bennett, CO
Fountain Signage Code, Fountain, CO
Glenwood Springs Infill Design Standards, Glenwood Springs, CO
City of Sheridan High Tech Business Park Design Standards, Sheridan, WY
City of Sheridan Gateway Standards, Sheridan, WY
City of Sheridan North Main Corridor Study, Sheridan, WY
Downtown Fort Collins Master Plan (Current Project)
West Elizabeth Corridor Study, City of Fort Collins, CO
West Central Area Plan, Prospect Road Corrdior Study, Shields Corridor Study, City of Fort Collins, CO
Cheyenne Downtown Place Making, Cheyenne, Wyoming
Sparks Nevada Comprehensive Plan Design Standards for Redevelopment/Infill, Sparks, NV
Pershing Blvd. Corridor Plan/Streetscape Design, Cheyenne, Wyoming
Boulder Civic Area Master Plan, Boulder, CO
Boulder Highway Transit Corridor Design Standards, Henderson, NV
Pagosa Springs Downtown Plan and Design Standards, Pagosa Springs, CO
City of Sheridan North Main Master Plan and Design Standards, Sheridan, WY
Fort Collins Downtown Alleys and Integrated Connections Master Plan, Fort Collins, CO
Fort Collins Downtown Alleys Concept Master Plan, Fort Collins, CO

Development Review Update - Town of Parachute 10
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Representative Project:

Town of Bennett, CO Project Reference: Trish Stiles
Land Use Code Update Town Administrator 303.644.3249

Plan Tools, LLC worked in association
with Kendrick Consulting and Russell +
Mills Studios to update the Town of
Bennett’s Land Use Code. Plan Tools
was also involved in the 2011 code

update, whereby the regulations where

streamlined to reduce 37% of their bulk. ) L 16"y (Cub
& |

The revised Land Use Code reorganizes '

. S Right-of-Wa
and consolidates the current land use = treet Right-of-Way

code’s 20 articles into seven articles, and
include refinements that implement the
2012 Bennett Comprehensive Plan and
address the recommendations of the
2013 Code Diagnosis Report.

Vision Clearance

Sample Land Use Code updates include:

“

-
Alley Hear Setback Line

e Reforming the zoning districts, their
listed uses and standards so that they
recognize existing development and

| W

1 - R R 3 ‘l 1
equired Rear Yard |
e R — gl _|

accommodate new development. e
I Garage |
¢ The creation of three overlay zone > b 5
districts to implement the Bennett f: il l_|_| IE
Downtown Study and its Land Use 25 4 @ Lottine
Concept: the Residential Mixed Use @ §[ | §
District, Commercial Mixed Use District, a|g | |&
and Main Street District. ) House Tl |
I— 1__ Fﬁmwr;?rnn—lﬁﬁ‘: _1 T
e Adding graphics and charts to improve 5 =

Street Front Setback Line
iz

legibility. An example is the inclusion of
a chart containing lot, setback and
height standards for each of the ten
zoning districts.

The updated Bennett Land Use Code was

adopted in December 2014.
Development Review Update - Town of Parachute
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Representative Project:

City of Brush, CO Project Reference: Karen Schminke

Sign Regulations Assistant City Manager 970.842.5001

Plan Tools, in association with MDKR

and Russell + Mills Studios, updated the
City of Brush Sign Regulations. The sign L
code was adopted in September 2015. g

Banner Sgn

During the course of the project, the
Supreme Court issued its decision on
the Reed v Town of Gilbert case. As a
result, the new Brush Sign Regulations
were crafted to comply with a higher
standard for content-neutrality.

Specific project objectives also included:

* Be consistent with the Comprehensive
Plan;

— Location adhacent to bullding

e Preserve and enhance Brush’s small- - OT - within amenity zone

town, rural character; At

8 sg
maximum
,,}
| 4" high
';. maximum

e Support business retention and
recruitment;

» Reflect contemporary technology; and bk

1
maximum

e Address Interstate 76 business signage
standards.

Members of the community
participated in stakeholder interviews 7 o
and two open houses in an effort to O ol soft
identify what is right for Brush when it 7, "
comes to sign location, number, size, projection
height, design, and maintenance. This 9" minimum
process resulted in standards for sign
types not previously permitted, such as
sidewalk signs, roof signs, and wave ;.7
banners.

' Clearance
om curb
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Representative Project:

Vigo County, IN/

City of Terre Haute, IN
Unified Development
Ordinance

In association with HNTB, Plan Tools
prepared a new Unified Development
Ordinance for the Vigo County Indiana
Area Planning Department. The project
was a cooperative effort between Vigo
County and its largest incorporated
municipality, the City of Terre Haute.

A Steering Committee comprised of
representatives from Vigo County and
the City of Terre Haute guided the
drafting of the new UDO.

After preparing a code diagnosis report
and creating an annotated outline, the
existing Vigo County development
regulations and City of Terre Haute
zoning and subdivision ordinances were
consolidated, updated, and
supplemented with new code provisions.

The clearly organized, user-friendly
format of the UDO included numerous
illustrations and tables, with both a
master table of contents and individual
chapter indexes and references.

The result was a draft document that
was never adopted, primarily due to
political considerations associated with
conflicting City and County planning
objectives and roles.

Project Reference: Jeremy Weir
Executive Director 812.462.3354
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Sheridan Gateway Standards

Client: City of Sheridan, WY

Russell + Mills Studios were hired by the City of Sheridan to help create standards for development within zoned gateway
districts for the City. Russell + Mills Studios led the urban design component and illustrated the various standards for the docu-
ment. The project entailed numerous public meetings, and presentations to the City Planning and Zoning Beard. The stan-
dards were adopted by the City.
Landscape Architecture + Urban Design + Master Planning
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SHERIDAN HIGH TECH PARK DESIGN STANDARDS

Client: City of Sheridan, Wy

Russell + Mills Studios were hired by the City of Sheridan to develop design stanards for a new Tech
Park the City was developing as an inititive for employment in Sheridan. The goal of the standards
was to create an easy to use document that encompassed current zoning and illustrate develop-
ment standards that were easily understood by the development community. The document used
prototypical development to illustrate the various standard requirements and current zoning items.
These test cases also acted as a standard review mechanism to test how the standards worked in a
hyperthetical scenario.

Landscape Architecture + Urban Design + Master Planning
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LAKEWOOD SUBDIVISION ORDINANCE ILLUSTRATIONS

Client: City of Lakewood, Co

Russell + Mills Studios were hired by the City of Lakewood, Development Review, Planning and
Public Works Department, to provide illustrations for the revised subdivision ordinance. The illus-
trations were used in the document to assist in communicating to potential developers what the
ordinance required and how specific terms meant to a typical lot, or lots.

Landscape Architecture + Urban Design + Master Planning
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Project Approach and Scope

Philosophy And Approach

Parachute’s recently completed comprehensive plan is an outstanding achievement that provides for a road map to economic
diversity and effective land use. Key to its implementation will be a locally relevant, unified land development code. A primary
goal of the project is to translate strategic land use policy into strategic land use regulations, establishing a vital planning tool
that will enable project applicants the ability to efficiently and effectively move through the development review process.

A fundamental objective of the project is to overhaul and consolidate the Town's assorted development codes into a unified
development code that resides underTitle 15 of the Parachute Municipal Code. We believe our charge is to rewrite the Town's
land use regulations so they protect and enhance Parachute's community character while enabling the market to deliver
desired types of development.

Our overall philosophy and approach to this project centers on four points:
1. Build on the success of the comprehensive plan and honor the community's strategic vision.
2. Diagnose the Town's existing land use regulations and identify what works, what doesn't work, and what's missing.

3. Consolidate, update and create a user-friendly, legally sound set of land use regulations that are seamlessly integrated
into the Town's municipal code.

4. Provide for the implementation of the adopted development code.

Build on the success of the comprehensive plan and honor the community’s strategic vision.

The Town of Parachute Development Review Update Project is well-timed to maintain the momentum generated by the
success of the comprehensive plan. The Project lends itself to a public engagement strategy that focuses on moving from
accepted public policy to acceptable regulatory measures. Policy issues have been vetted during the comprehensive plan
process; the opportunity is ripe to employ an efficient process for creating the "ground rules” that will shape future land
development and redevelopment in Parachute.

With its recent engagement in the comprehensive plan process, the Planning Commission is well positioned to guide
the Development Review Update Project. We propose a series of Planning Commission work sessions that are structured
around the review of the land use code as it is prepared. Initial work sessions will cover the code diagnosis and annotated
outline, followed by sessions on development code chapters as they are drafted. Key stakeholders are interviewed and then
targeted to attend particular meetings, e.g., business owners are e-mailed invitations to review options for updating the sign
regulations.

Two community-wide workshops are proposed at project milestones, along with a joint study session with the Planning
Commission and Board of Trustees. Between meetings, a project website with on-line survey capabilities will offer an effective
way to provide information to the public and receive feedback on draft documents.

Diagnose the Town'’s existing land use regulations and identify what works, what doesn’t work, and what’s missing.
We begin with a detailed review of the existing land use regulations, followed by meetings with Town staff to discuss identified
issues and document specific land development concerns. This ‘code diagnosis”is invaluable for informing the modification
of regulations or determining a need for new provisions based on technical and legal considerations.

An example is the current review procedure for land use applications. Our initial observation is that more staff-level
approvals are appropriate, and will result in faster overall review times for individual applications. One such fix could readily
be applied to the zoning variance process. In many jurisdictions, establishing “hardship” for approval of a variance involves

Development Review Undate - Town of Parachute 18
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the applicant attempting to satisfy criteria which honestly do not address the real issue: that the goal is to encourage and
permit development to “fit in"with the surrounding neighborhood. Accomplishing this should not require that an applicant
demonstrate hardship or that the property has an unusual shape, topography or building configuration {as in present Code
§ 15.05.305.B). Instead, the current land use regulations should be revised to provide for administrative standards, applied by
Town staff, which address the non-conforming situations that typically require the approval of a variance.

Consolidate, update and create a user-friendly, legally sound set of land use regulations that are seamlessly
integrated into the Town’s municipal code.

For our team, code revision is not an academic exercise. The new development code should be internally consistent, make
intuitive sense and be capable of reasonable explanation to the public and the development community. Above all, it should
be “user- friendly’, making judicious use of tables and illustrations wherever possible. Innovative codes have been drafted
by talented professionals that have either not been adopted or resulted in project delays. As a result, we believe it is vitally
important to engage a team of planners, attorneys and design professionals with deep and broad experience working with
those that actually use a development code: project applicants, municipal staff and their elected and appointed officials.

An annotated outline serves as the framework for consolidating, revising and creating land use regulations, establishing the
structure for inserting fundamental legal, procedural and substantive provisions. Emphasis will be placed on making practical,
effective code refinements. Examples include 1) updating the existing sign regulations to comply with the new content-
neutrality standard resulting from the 2015 Reed v Town of Gilbert Supreme Court decision, and 2) replacing the flood hazard
regulations with new flood damage prevention regulations to ensure continued eligibility in the National Flood Insurance
Program. We anticipate that the updated development regulations will be a hybrid of traditional and performance code
models, with design-oriented “form-based” provisions applied where appropriate, e.g., to a new Planned Unit Development
district.

Provide for the implementation of the adopted development code.

We will prepare a Zoning Transition Program Report in anticipation of the need to create a new official zoning map that
depicts substantive changes in zoning district categories, e.g., the elimination of the Mixed Use PUD Zone. The report would
address the recommended approach to initiate and complete the remapping process. This reflects our understanding of
creating a new code structure with modified and/or potentially new zoning districts.

Members of our team have prepared and implemented successful zoning transition programs in Colorado for Archuleta
County, Bennett and Thornton.

Development Review Update - Town of Parachute 19
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Proposed Scope Of Services

The proposed Scope of Services on the following pages is organized into three phases: Code Diagnosis, Code Reform, and
Code Adoption. Each phase has a task for community engagement activities, and Town staff roles are noted where applicable.
The Scope of Services is based on our experience in preparing land development codes for other Colorado communities, and
each task is tailored to Parachute based on our initial observations. After Town review and during contract negotiation, we
welcome refinement as needed to ensure a successful project.

Phase I. Code Diagnosis

Task 1.1:  Project Initiation

Members of the Plan Tools team will meet with Town staff to review and confirm the project schedule, discuss project
coordination and review protocols, and identify issues associated with administering the current development regulations
and achieving the objective of implementing the Town's new comprehensive plan. Town staff will be requested to compile
a list of major concerns with the current land use regulations that have not been captured in the comprehensive plan.
Members of the Plan Tools team and Town staff will tour the community to photograph, by zoning district, examples of local
land use regulatory issues and development concerns,

Task 1.2: Document Review

The PlanTools team will conduct a review of the Town’s land use planning documents, including the Parachute Comprehensive
Plan and all sections of the Municipal Code associated with land use regulation. Town staff will be requested to provide
electronic copies of the current land use regulations and other supporting documents deemed necessary to carry out the
project. The product of this task is a “redline” (tracked changes) version of the Town'’s existing land use codes with comment
balloon notes.

Task 1.3 Community Engagement
The Plan Tools team will conduct a series of interviews with individual project stakeholders. Town staff will be requested to
assist with identifying stakeholders and meeting scheduling.

Plan Tools will create and host a project website that can be linked to the Town’s website. The website will provide details
concerning the project, including upcoming events, draft documents, and contact information. Online surveys for public
preferences on code options and recommendations will also be available via the project website at key points in the code
development process.

Phase Il. Code Reform

Task 2.1 Annotated Outline

The Plan Tools team will prepare an annotated outline for consolidating and reforming the Town's zoning, subdivision, and
other land use regulations. The outline will consist of a draft table of contents and indicate 1) guidance for text revisions and
updates, 2) where charts will be used to explain certain regulatory features and procedural matters, and 3) where graphics
may be useful for illustrating complex definitions, zoning standards and subdivision details. A sample page of the proposed
development regulations will be designed to serve as a template for the user-friendly code format.

Members of the Plan Tools team will present the annotated outline to the Planning Commission and discuss any suggested
refinements. One or more meetings during the same trip will be scheduled with Town staff and individual project stakeholders.

Development Review Update - Town of Parachute 20
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Task 2.2 Draft Code
Using the annotated outline as a guide, the Plan Tools team will completely rewrite and reorganize the Town's land
development regulations. At a minimum the rewrite will include:
- General provisions, non-conformities, and enforcement;
«  Administration and procedures, inclusive of annexation;
- Zone districts and uses;
+  Development standards;
- Special regulations (as appropriate, such as the sign and flood hazard regulations);
- Subdivision regulations; and
Definitions

This draft will consolidate the Town's land use regulations, with refinements that implement the comprehensive plan and

establish predictable rules and processes in a user friendly format that is legally sound. Town priorities to specifically address

include:

+ Incorporating all land development related regulations from the Municipal Code into one Title;
Revising and updating existing regulations to reflect the newly adopted Parachute Comprehensive Plan, identifying new
implementing regulations as appropriate;
Using existing zone districts as much as possible to minimize the cumulative nature of permitted uses among districts,
and provide agreed on new zone districts as appropriate;

-+ Developing a new performance-oriented Planned Unit Development district and process to replace the existing Mixed
Use Planned Unit Development Zone;

- ldentifying and articulating all development review processes from start to finish, including the adopting authority;

- Developing minimum review and approval criteria for each type of approval process;
Confirming that existing and proposed development standards meet accepted norms within the planning profession
and regional local governments, and are consistent with Colorado State Revised Statutes;

-+ Minimizing the creation of new non-conformities; and

- Additional priority topics identified by the Town.

Computer modeling via SketchUp software will be used to create a visual representation of
1) existing building mass and design issues 2) options for establishing new development standards, and 3) preferences for
application of design or form-based standards, where and if appropriate in selected zoning districts.

Members of the Plan Tools team will present sections of the draft unified development code in a series of Planning Commission
work sessions and will discuss any suggested refinements. One or more meetings during each trip will be scheduled with
Town staff and individual project stakeholders. Town staff will be requested to assist with meeting logistics.

Task 2.3 Community Engagement

Members of the Plan Tools team will facilitate two community workshops during this project phase. The first workshop will
introduce the project and conduct a visual preference options exercise to obtain public input and comment. The second
workshop will provide an opportunity for public feedback on key draft code provisions prior to public hearings. Both
workshops will be structured as day long open house events to ensure good turnout.

Members of the Plan Tools team will attend one joint work session with the Board of Trustees and Planning Commission to
present the draft development regulations, highlight key provisions and revisions, and obtain guidance for preparing the
final draft of the development code. One or more meetings during the same trip will be scheduled with Town staff and
individual project stakeholders.

Development Review Update - Town of Parachute 21
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Phase Ill. Code Adoption

Task 3.1 Community Engagement/Public Hearings
Members of the Plan Tools team will prepare a revised draft of the development regulations incorporating all refinements
from the Town staff, Board of Trustees and Planning Commission discussions in Phase I1.

Members of the Plan Tools team will attend one public hearing each before the Planning Commission and Board of Trustees
to present the revised draft code along with comments summarized from the second community workshop.

Prior to the hearings, the Plan Tools team will: (1) review and confirm public notice format and timing pursuant to state statutes
and the Town's Municipal Code, (2) prepare a cover memorandum summarizing key process events to date, significant issues
and recommendations, (3) confirm the proper Planning Commission resolution and Board of Trustees ordinance format for
recommendation and adoption of the new code, and (4) prepare for and facilitate any final amendments desired by the
Board of Trustees to be incorporated at the conclusion of the public hearing, in the form of amendments to the adopting
ordinance made by motion.

Based on the outcome of the public hearings, the Plan Tools team will incorporate approved amendments into a final
document. Electronic versions of the adopted documents will be produced and delivered, formatted in Microsoft Word and
Adobe Acrobat software.

Task 3.2 Zoning Transition Program Report

Plan Tools will prepare a report on the procedure for updating the Town's Official Zoning Map based on the adopted zoning
districts. Termed a Zoning Transition Program, the report will provide a policy framework for determining how properties are
to transition from existing zoning districts and PUDs into one of any newly established zoning districts. The Zoning Transition
Program will also provide procedures for public outreach, property owner notification, and the resolution of conflicts regarding
the determination of zoning districts. Electronic copies of the report will be produced and delivered, formatted in Microsoft
Word and Adobe Acrobat software.

Development Review Undate - Town of Parachute Y]
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Proposed Work Schedule

Task # Task Description

Phase 1: Code Diagnosis

Phase 2: Code Update

Phase 3: Code Adoption

Legend
Stakeholder Interviews
Planning Commission
& Public Workshop

‘ Adoption Hearing

Development Review Update - Town of Parachute

May

June

July

2016
August

September

October

November | December]

24
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FEE SCHEDULE




_PLAN

Fee Proposal

Task 1.1 Task 1.2 Task 1.3 Task 2.1 Task 2.2 Task 2.3 Task 3.1 Task 4.1
Initiation Doc Review | Engagement Outline Drafts Engagement Hearings ZTP
TOTAL
Assigned Staff Rate Hours $$ Hrs $$ Hrs | $$ Hrs | 5% Hrs $$ Hrs $$ Hrs 5% Hrs 55 Hrs | $%
Landers $100.00 300 $30,000.00 24)| $2400 | 44)%4,400 | 36]$3,600 24| $2400| 96 $9,600 36| $3,600 | 24| $2,400 16]$1,600
Dahl $200.00 84| $16,800.00 8| $1,600 | 24|%4,800 0 $0 8| $1.600| 24 $4,800 0 S0 16| $3.200 4| $800
Kendrick $75.00 136/ $10,200.00 8| $600 4] $300 24($1,800 8] $600 52 $3,900 24| $1,800 16/ $1.200 4] $0
Mills $100.00 50| $5.000.00 8| sso0 4| s400 0 $0 0 $0 | 38| $3.800 0 $0 0 $0 0 $0
| Beggs $75.00 40| $3,000.00 0 $0 0 S0 0 $0 0 $0| 24| $1.800) 16[ $1,200 0 S0 0 $0
Total Labor 610| $65,000.00 48| $5,400 76|$9,900 | 60]9$5400) 40| $4,600 | 234| $23,900 76| $6,600 | 56| $6,800 | 20]$2,400
[Expenses | | | ss000 | saso] | sof Jsi200] | sssof | s1200] [si200] [ soo] T so
Project costs including copies, meeting boards, mileage and other reimburdeable expenses.
Total Cost $70,000
Development Review Update - Town of Parachute 26
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THE PURPOSE OF THE
COMPREHENSIVE PLAN

The 2015 Comprehensive Plan Up-
date for the Town of Parachute (in-
cluding Battlement Mesa) establishes
a vision that is livable for its people,
now and in the future. The vision de-
scribed in the 2015 Comprehensive
Plan lays the foundation for livability,
accessibility, community identity, and
growth over the next two decades.

The Comprehensive Plan (referred to
as “the Plan” through the remainder
of this document) establishes a cohe-
sive approach to reach this vision, in-
volving all aspects of physical plan-
ning in the Community. The long-
range policies of the Plan provide a
basis for evaluating specific develop-
ment opportunities and public pro-
jects, with coordination among all city
departments.
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STATEMENT OF OBJECTIVES

The primary objectives of the 2015 Comprehensive plan for
the Town of Parachute (the “Town”) and the community of
Battlement Mesa (“BM”, jointly referred to as the “Commu-
nity”) are to identify the assets and resources of the Commu-
nity, understand the local economy, recognize key issues and
opportunities, and set forth a specific action plan that will
allow the Community to achieve a higher level of economic
prosperity and an improved quality of life.

The Plan is divided into the following six chapters:

Community Assessment;
Economic Vitality;

Land Use;

Retail Analysis;

Community Annexation; and
Recommendations.

These chapters provide an in-depth understanding of the
various strengths, weaknesses, opportunities, and threats, in
the Community. Other elements, such as environmental pro-
tection, educational facilities, housing, transportation, poli-
cies & programs are addressed within the individual chap-
ters.

Direct involvement and insight from Town Officials, Commu-
nity leaders, business owners, and Community residents
was an essential element of the planning process. The anal-
ysis, strategy, and recommendations contained within the
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Comprehensive Plan are largely guided by this feedback re-
ceived from local stakeholders. The Comprehensive Plan has
also been developed with reference to local, regional, and
national trends.

EXECUTIVE SUMMARY

Community Assessment

In order to understand the vision, goals, and ideas of the
community, dozens of Community stakeholders were inter-
viewed. These stakeholders expressed a desire to see more
manufacturing jobs, a re-design of the downtown area of
Parachute, additional recreational resources & opportuni-
ties, more retail development such as a supermarket, and en-
tertainment-related amenities.

The Community has many assets which can be leveraged for
future economic development. For example, the Commu-
nity’s close proximity to two (2) major railroads and its cen-
tral location along the Western Slope can be leveraged to at-
tract manufacturing jobs and additional location dependent
opportunities that would aid the Community in its goal to di-
versify the local job market.

Other major assets and strengths of the Community include
the Colorado River, close proximity to I-70, stunning moun-
tain scenery, and forward-thinking leadership. These as-
sets/strengths are described in greater detail along with
corresponding opportunities to leverage them for maximum
future economic growth.
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Weaknesses of the Community include the undiversified ex-
traction-based (natural gas) economy, lack of retail and en-
tertainment amenities, and a small local population. These
weaknesses present obstacles for future economic develop-
ment, but they are not insurmountable and the Community
has the potential for a bright economic future.

Economic Vitality

The Community is highly dependent upon local natural re-
sources, natural gas in particular, to provide economic
growth and stability. Thus, the local economy has been di-
rectly exposed and impacted by natural gas-price slumps
and economic downturns. However, the current economic
and political climate within the region appear to be ready for
change and growth into diversified industries that will pro-
vide new opportunities for employment and financial stabil-

ity.

The top five industries within the Community in terms of the
number of employees include construction, retail trade, min-
ing and oil/gas, accommodation and food, and public admin-
istration (government, including public education and fire
district). These five industries account for more than 50% of
all the jobs held by Community residents. The industries
with the highest total job growth between 2009 & 2015 are
agriculture/extraction (includes natural gas) and retail
trade.

The natural gas industry provides many high paying jobs di-
rectly, and also indirectly through support industries such as
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construction, transportation/warehousing, and accommo-
dation and food. Drilling activity has been concentrated in
the Town of Parachute - Battlement Mesa region, which ac-
counts for more than half of all the wells drilled within Gar-
field County. Drilling activity in the County increased rapidly
starting in 2002 and reached its peak in 2008 with over
1,600 wells being drilled in a single year. Since then, drilling
activity has declined precipitously. Population and employ-
ment have also declined since 2009, coinciding with the de-
crease in drilling activity. The Community’s reported labor
force declined by approximately 600 between 2010 and
2015. There are only three (3) active drilling rigs in Garfield
at the time of this writing.

Retail sales make up the majority of total sales from within
the Town, and generated more than $132M for local busi-
nesses during the peak in 2011. Retail and non-retail sales
have declined recently and total sales were just over $119M
in 2014.

The housing market is still recovering from the crash of
2008, and is quite different within the Town than within BM
in terms of total transaction volume and average price. How-
ever, throughout the Community the current housing stock
is old, and is dominated by low-valued homes. Various stake-
holders stated that the lack of quality affordable housing has
caused potential residents to choose to live in other commu-
nities. Housing prices are low compared to pre-recession
levels, and new and high quality housing development rep-
resents a great investment opportunity.

BBC Research and Consulting out of Denver was engaged by
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the Town of Parachute to perform an economic and fiscal im-
pact study on the impacts of retail marijuana on the local
economy. The results of that study is also included in this re-
port by reference.

Land Use

A land use plan for the planning area is presented and new
land use designations are discussed. The following land use
zones are utilized, and a thorough description of each is in-
cluded within the chapter:

Residential

Commercial

Central Business District
Mixed-Use

Riverfront Mixed-Use
Commercial/Light Industrial
Industrial

Parks

The Community is lacking a sense of place or an amenity that
serves as a unique focal point and gathering place. As a re-
sult, businesses in the Town’s downtown area have strug-
gled historically due to a lack of traffic and activity. To create
a sense of place and bring investment back into the Town, it
Is proposed that the Community designates and creates a
new Central Business District (CBD) located south of 1-70,
across from the historic downtown area. The newly desig-
nated Central Business District will serve as the new center
of commercial activity for the Town, and will provide perme-
able access for vehicles and pedestrians to go from shopping
and entertainment venues within the district, to the adjacent
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recreation opportunities enabled by several small lakes and
the Colorado River.

To fully leverage and utilize the local recreational assets, a
recreational corridor is discussed that includes newly pro-
posed parks and a Riverfront Mixed-Use zone that will allow
development and recreation activities to occur in concert.
Biking and walking trails throughout this area will connect
commercial and residential neighborhoods to the river.

Traffic counts are expected to increase as new development
occurs within downtown Parachute. Thus, additional strain
will be created on the Community’s roads, and particularly
those that will service the CBD and neighboring parks. Im-
provements will be needed along Battlement Park-
way/County Road 215 in order to accommodate the in-
creased traffic. It is also proposed that “Cardinal Way” be ex-
tended further to connect to the southwest interchange on I-
70. The possibility of adding a third freeway interchange via
County Road 300 is also a possibility in the future as the local
population increases.

Retail Analysis

The Community is currently underserved in retail offerings.
The limited selection of retail offerings in the local market
has led to a significant amount of retail leakage with resi-
dents travelling long distances for major shopping trips.
While the Community captures a significant amount of retail
activity from the freeway (34,000 ADT), it is currently not
enough to make up for the leakage that is taking place.
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Aretail recruitment strategy is presented that has the poten-
tial to decrease local retail leakage and capture additional
highway retail activity by leveraging the assets of the Com-
munity and the Comprehensive Plan’s vision for future
growth and development. Implementation efforts have al-
ready begun and several potential retailers have expressed
interest in participating.

Annexation Plan

Alegal framework exists and the financial estimates provide
a compelling reason for the Town of Parachute and the un-
incorporated development of Battlement Mesa to be joined
together into a single municipality. The joint approach may
allow the Community to gain operating efficiencies that nei-
ther community could experience as separate entities.

The annexation would bring with it multiple sources of new
revenue and expenses. There are many other potential ben-
efits from incorporation, such as: (1) improved local political
representation and support; (2) faster maintenance and
support services (e.g. snow removal); (3) improved access
to grants and potential financing sources, and; (4) ability to
benefit from commercial and real estate development occur-
ring within BM. These topics and others will be discussed in
greater detail throughout the Annexation chapter.

Multiple recommendations and strategy plans are identified
throughout the report. Nine specific new development op-
portunities are recommended in the final chapter. These
new developments are:
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Recreation and tourism-related developments in-
cluding a central park and recreational corridor;
The Central Business District (CBD) and associ-
ated commercial development;

A Recreational Sports Complex;

A Truck Stop;

Expansion of Sodium Bicarbonate cluster;
Manufacturing-related opportunities;

A Liquid Natural Gas (LNG) Export project;

A Call Center in Battlement Mesa, and;
Neighborhood and commercial development
within Battlement Mesa.
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1 | COMMUNITY ASSESSMENT

GEOGRAPHICAL HISTORY AND RECENT TRENDS

The history behind the name of Parachute has been recog-
nized as having dual origins. The more commonly accepted
origin can be traced backed to when the Ute Indian Tribe in-
habited most of the State of Colorado. Due to the two prom-
inent peaks that lie just north of the Town near Parachute
Creek and the separation created by the river between them,
the Utes named the area “pahchouc,” meaning “twins.” The
other possible origin for the Town’s name dates back to the
late 1800’s, when it was noted that the watershed patterns
of the Roan Plateau (North of Parachute), resembled the
lines and canopy of a parachute.

Although the area was initially known as Parachute, the
Town was incorporated in 1908 as the Town of Grand Valley.
[t remained as Grand Valley until the 1980’s when the name
was changed back to the Town of Parachute.

The first recorded natural gas well in the County was drilled
in 1924, but it would take another 30 years before drilling
activity picked up. By the end of the 1950’s, the first of many
future boom and bust cycles was underway. The massive in-
flux of extraction-related businesses and their employees al-
lowed the Parachute area to experience dramatic growth
and prosperity. The community of Battlement Mesa was es-
tablished during the height of one of the oil shale booms as
oil and gas companies, specifically Exxon, built the develop-
ment to provide housing to the industry workforce.
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The local economy has always relied heavily upon the land
and natural resources to provide economic growth and sta-
bility. As a result, the region is currently highly dependent
upon global natural gas demand and is susceptible to boom
and bust cycles. During one particularly difficult bust during
the early 1980’s, Exxon pulled out of the area in a single day
(Black Sunday), leaving Battlement Mesa to be acquired by
private investors that continue to own the development to-
day.

The residents of the Community feel a deep connection to
the landscape and have learned to live with the challenges
that come with the boom and bust cycles that are common
to the extraction industry. However, a growing concern
among the residents, particularly business owners, is the im-
mense difficulty of running and growing a private enterprise
in the midst of fluctuations of global commodity prices.
Change and growth, which have been avoided for years by a
vocal subset of the local population, is now being considered
and embraced by many.

Unlike other surrounding cities such as Rifle and Grand Junc-
tion, the Community does not have a diversified economy,
and a major percentage of its labor force is employed by the
natural gas industry. As a result, much of the local economy
and labor force is directly exposed and impacted by natural
gas-price slumps and economic downturns.

The lack of diversity in the Community’s economy continues
to produce results that lie below the real economic potential
of the area. The current economic and political climate
within the region appear to be ready for change and growth
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into new diversified industries, which will provide new op-
portunities for employment, security and stability from fu-
ture economic downturns.

GOALS AND IDEAS OF THE COMMUNITY

Several key themes surfaced through interviews with com-
munity stakeholders. Among them was the desire to:

1) Create and attract new skilled primary jobs that are pref-
erably manufacturing-related;

2) Re-design and enhance the overall appearance and func-
tion of the Town of Parachute’s downtown;

3) Create and promote recreational resources & opportuni-
ties;

4) Provide additional resources such as a supermarket, and

5) Introduce entertainment-related amenities to provide
quality of life for residents, visitors, and employers.

Manufacturing jobs are typically more stable than gas and oil
jobs and are an important aspect in diversifying the local
economy. The Community is currently home to very few
manufacturing companies, the largest being the Solvay so-
dium bicarbonate plant. However, the proximity to two ma-
jor railroads (Union Pacific & Burlington Northern) and an
associated rail spur makes Parachute an optimal location to
perform light and niche manufacturing.

The Colorado Mountain College (fifteen (15) minutes east of
Parachute) currently offers multiple 2- & 4-year degrees,
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some of these relating to applied-technology. Many of the oil
& gas related employees have already received specialized
training in subject areas such as instrumentation, solar, and
welding. All of these aspects indicate that manufacturing
would be feasible and would aid Parachute in its goal to di-
versify the local job market.

The Town of Parachute’s downtown area, centered along 15t
Street, includes a mixture of businesses and residential
properties, but the businesses have typically struggled due
to the lack of foot traffic, or any traffic along the street. Inter-
state 70 runs parallel, just south of First Street. The freeway
is consistently busy, but there is little incentive to draw trav-
elers, or even local residents beyond the rest stop and into
the historic downtown core. Many of the interviewees ex-
pressed the desire to see a museum, a town center, and/or a
cultural event-center along First Street. They also expressed
an interest in a new development that would include trees,
flowers, and an attractive freeway exit ramp to help attract
additional traffic into the downtown area.

The downtown area is lacking a sense of place or an amenity
that serves as a unique focal point and gathering place for
the Community. Future sections of this report will be cen-
tered on developing a new Central Business District that will
accomplish the goals of the Community in terms of creating
a sense of place and identity, and will still allow the Town to
maintain its existing historic downtown.

A grocery/supermarket store is an important component to
any community and can play a significant role in creating a
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positive (or negative) image and identity. Most rural com-
munities rely on a single grocery store, and the lack of com-
petition can create a negative dynamic in the community.
The Community currently has only one grocery store, which
is not strategically located near the Interstate or the Com-
munity center. The inconvenient location, combined with a
lack of competition, has created a dynamic that is unfavora-
ble to Community residents and a fair number of interview-
ees noted these negative impacts. A larger supermarket lo-
cated near I-70 would be a tremendous benefit for the Com-
munity, both in terms of expanded product offerings, and in
terms of a convenient location near transportation thor-
oughfares. A supermarket strategically located near I-70
would also have the potential to capture additional retail ac-
tivity from travelers.

The Community is home to beautiful scenery, several small
lakes, and the majestic Colorado River. A common sentiment
expressed in the interviews is that although the Community
is home to so many unique natural resources, few trails and
organized recreational activities have been developed to en-
hance the outdoor experience or to help the local community
and tourists utilize such resources. Community members
and leaders alike appear to be united in the desire for growth
in tourism and outdoor recreation. Specific ideas mentioned
during interviews include river rafting, a kayaking park, and
a sports complex for baseball, softball, soccer, and other
sports and cultural activities.

Additional topics and concepts that were discussed in local
interviews are summarized in the word cloud in Figure 1.
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Figure 1: Community Word Cloud

ASSET INVENTORY

The Community currently has four (4) major assets that
need to be leveraged together in any economic development,
or redevelopment plan. These include

The Colorado River and groundwater lakes;
Dramatic mountain scenery;

Transportation infrastructure; and

Ideal central location within the Western Slope.

According to Protect the Flows, a coalition organized to pro-
tect the Colorado River, the Colorado River provides an
astounding $1.4 trillion of economic impact on an annual ba-
sis. Communities throughout the West use the river for agri-
culture, business, and recreation opportunities that collec-
tively employ over 16 million people. To date, the Commu-
nity has not captured its share of this economic impact.
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The close proximity to majestic mountains near the Commu-
nity is an asset that should be leveraged to further expand
the outdoor recreation sector of the economy. Trails and
maps would need to be created in order to fully leverage this
asset. The value of this asset, similar to the water recreation
opportunities, would extend beyond tourism, and would
have the potential to provide a quality of life asset for em-
ployers and their respective workforce.

Traffic counts along I-70 exceed 32,000 cars per day, and
nearly 10,000 of those travelers stop at the rest stop in Par-
achute every month. Most rural communities can only
dream of such exposure to outside visitors and potential pa-
trons. However, the Community is not capturing the full po-
tential benefit from these visitors, as there are few attrac-
tions or amenities to keep them here. In this regard, the lack
of additional attractive amenities is a liability that will con-
tinue to prevent growth unless it is addressed.

As described previously, railroad access is a tremendous as-
set for a rural community and it opens the door to manufac-
turing and distribution industries.

The lack of sophisticated development in the Community is
a liability that will affect that ability to attract new employ-
ers to the area. Additionally, Parachute’s downtown area
feels like any other street in the Community, rather than a
central hub with substantial activity. The lack of activity is a
symptom of the existing built environment. These liabilities
need to be addressed to ensure that the Community stays
relevant for the next generation.
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Educational Facilities

Parachute & Battlement Mesa are part of Garfield County
School District 16. There is one (1) preschool, two (2) ele-
mentary schools, a (1) middle school and a (1) high school.
Both the Grand Valley Middle School and the Grand Valley
High School were built recently in 2005. There are no col-
leges or universities in the Community. However, there are
opportunities in Garfield County and in Mesa County for cit-
izens of Parachute & Battlement Mesa to further their edu-
cation.

Within 25 miles of the Community exists one (1) college and
one (1) university. These are the Colorado Mountain College
(CMC) and the Colorado State University (Extension Ser-
vice), which are both located in Rifle (17 Miles from Para-
chute). Within 50 miles of the Community lie the Colorado
Mesa University (CMU) in Grand Junction and another Colo-
rado Mountain College (CMC) campus in Glenwood Springs.

The Colorado Mountain College is the area’s largest two-year
college. Each year, an average of 20,000 students enroll in
the 11 locations and in online classes offered by the College.
It offers many programs for students studying to become ac-
countants, automotive technicians, chemists, teachers, etc.
The College primarily offers associate degrees and program
certificates. The five (5) bachelor degrees offered focus on
sustainability studies, nursing, elementary education, busi-
ness administration, and applied sciences. This is the closest
college resource available to the Community.
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The Colorado Mesa University (46 miles from the Commu-
nity) offers 71 majors that cover a wide array of subjects in
business, medicine, science, and the arts. Colorado Mesa Uni-
versity in Grand Junction grants two-year associate degrees,
four-year bachelor's degrees, and master's degrees. About
9,000 students enroll in the College each year. The College
features three (3) locations, the primary location being in
Grand Junction. The two extensions are located in north-
western Grand Junction and in the city of Montrose. This
University features the widest array of four-year degrees in
the area.

STRENGTHS, WEAKNESSES, OPPORTUNITIES, THREATS

This strengths, weaknesses, opportunities, and threats
(SWOT) analysis for the Community considers only those
drivers within the local economy that are considered highly
impactful. Although a more extensive and comprehensive
SWOT list would highlight additional elements, these have
been deemed insufficient to drive economic change within
the local economy and as such are excluded for the purposes
of this analysis.

Strengths

The Community’s greatest strength has been its close prox-
imity to the Piceance Basin (the “Basin”), which contains oil
shale, natural gas, and nahcolite deposits. The Community is
also located along the I-70 corridor and rail lines operated
by Union Pacific and Burlington Northern. These assets have
been the primary economic drivers for the Community.
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Piceance Basin Kerogen / Oil Shale Deposits

The Piceance Basin contains one of the nations’ largest de-
posits of oil shale and has attracted exploratory interest
from major oil companies. Oil shale or kerogen is a mixture
of organic chemical compounds that make up a portion of
organic matter in sedimentary rocks. When heated to the
right temperatures, some types of kerogen release crude oil
or natural gas.

Piceance Basin Natural Gas Deposits

WPX Energy is a publicly traded energy company that spe-
cializes in producing natural gas, natural gas liquids, and oil
from non-conventional resources such as shale formations.
The company has operated in the Basin since 1986 and has
an office in Parachute. WPX Energy is the largest producer of
natural gas in Colorado with over 4,700 natural gas wells in
the Basin and 2.5 trillion cubic feet equivalent of proven re-
serves.

Encana Corporation is the second largest producer of natu-
ral gas in the State and produces 456 million cubic feet per
day from its approximately 3,000 wells in the basin.

Other companies in the local area within this industry in-
clude, but are not limited to: Ursa Operating Company,
Caerus Operating, Marathon Oil Company, among others.

The workforce required to support the 11,000+ wells in Gar-
field County is considerable.
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Piceance Basin Nahcolite / Soda Ash Deposits

In November 2000, American Soda LLP, a joint-venture part-
nership with Williams Soda Products Co., which was a
wholly-owned subsidiary of The Williams Companies, Inc.
(60%), and American Alkali, Inc. (40%) initiated commercial
operations of a nahcolite solution mine in the Piceance Creek
Basin in Rio Blanco County that was designed to produce be-
tween 800,000 to 1.0 million tons per year of soda ash. The
plant leveraged infrastructure that had been developed by
Unocal as part of a previous oil & gas project.

The mine was supported by an upper plant located in Rio
Blanco County, and a $300 million lower plant located near
Parachute in Garfield County capable of producing 896,000
tons per year of soda ash equivalent. Two (2) 44-mile insu-
lated pipelines, one for product and the other for return wa-
ter, connected the two (2) plants with the final product being
shipped from the lower plant via rail. The upper plant en-
countered production problems early on and had been oper-
ating at roughly 50 to 60 percent capacity since it began pro-
duction.

Solvay Chemicals purchased American Soda from the Wil-
liams Companies in 2003. In March 2004, American Soda an-
nounced that it was mothballing the upper plant due to high
energy costs and continuing losses, and effectively removed
300,000 tons of soda ash per year from the market. Much of
the upper plant was torn down and the insulated pipelines
were sold to Encana. The lower plant and manufacturing fa-
cility in Parachute continues to operate and is supplied by
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Solvay Chemicals’ mine near Green River, Wyoming. The
Parachute facility produces food-grade sodium bicarbonate.

Natural Assets

Additional strengths include natural assets such as the Colo-
rado River and several small lakes within a half-mile of the
highway. The Community is also situated next to the Battle-
ments, Roan Plateau, and Bookcliffs rock formations. These
natural assets provide ample opportunities for fishing, hunt-
ing, and outdoor recreation. Local natural gas companies
have created a vast network of roads in the wilderness areas
surrounding the Community that could potentially be con-
verted and subsequently used as trails in addition to the
County road infrastructure.

Location

The Community is ideally located within the Western Slope
of Colorado being roughly at the center between Glenwood
Springs, Grand Junction, Delta/Montrose, Craig, etc. It also
benefits from having freeway and railroad access. The loca-
tion is a tremendous strength and has been one of the
sources of historic economic success.

Battlement Mesa Capacity

Battlement Mesa was designed to accommodate up to
25,000 residents and much of the infrastructure needed for
full build-out has been installed. They also have water rights
and three (3) square miles of land for development with
many shovel ready sites available.
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Education

Local education providers, including Garfield School District
16 and the Colorado Mountain College (“CMC”) are a tremen-
dous strength to the Community. Quality educational oppor-
tunities provide a solid base for local residents to gain the
education and training that will qualify them for stable and
high paying jobs. The State Department of Education reports
that academic growth of students within Garfield School Dis-
trict 16 exceeds State averages (data not shown).

CMC is a great asset due to its ability to provide workforce
training and development for the local residents. CMC
strives to offer programs that fit well with local employment
needs, and local businesses have reported that the training
provided at CMC meets and sometimes exceeds the training
provided at other institutions of higher education across the
country. The Community may be able to leverage CMC to
help recruit industries and employers that require special-
ized workforce training.

Town Leadership

Town leadership, including the current Town Manager,
Mayor, and Board of Trustees have been a tremendous ben-
efit, and are a real strength when it comes to making pro-
gress and producing economic development results. The
leadership team'’s keen attitude toward attracting new de-
velopment is uncommon in rural communities, and will
make progress occur more quickly, and in a much more so-
phisticated manner than what has happened in the past.
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Other

Each year the Town hosts an Oktoberfest and last year
nearly three thousand people came for the festival in 2015.
This year the Town is anticipating a larger crowd of people.
Other Community events, both current and planned for the
future, include a Cinco de Mayo celebration, Grand Valley
Days, and a bicycle event.

Weaknesses

The Community has an undiversified economy that is heav-
ily concentrated in the shale oil, natural gas, and nahcolite
extraction industries. Much of the oil and natural gas work-
force is transient and will relocate to other communities
where oil well drilling jobs are available. This creates signif-
icant stress on local community services, skews workforce
and unemployment data, and negatively impacts local busi-
nesses.

Furthermore, many of the employees in the oil, gas, and na-
hcolite industries choose to live in Grand Junction rather
than Parachute or Battlement Mesa, because of the lack of
amenities. Although the Parachute employment base in
these industries may be relatively large, the Community
does not maximize its benefit from these jobs, because the
vast majority of the worker base is choosing to live else-
where. Rental property occupancy, retail sales, home own-
ership, and the community’s tax base all suffer from this dy-
namic. Furthermore, existing housing stock and housing de-
mand in the two (2) communities reflect these economic
challenges.

2016-06-09



A small population size and narrow workforce skillset limit
the opportunities for attracting new businesses that can di-
versify the economy. There is also a lack of educational op-
portunities and workforce development assets within the
Community that can be leveraged to retrain the existing
workforce in other industries. CMC is growing its programs,
which will be a great asset.

Itis also challenging to attract and retain teachers, police of-
ficers, and other supportive positions, because of the popu-
lation size and limited budgets. Incentives may be needed in
the future in order to attract qualified individuals to locate
to the Community.

Off-highway amenities such as the existing hospitality and
retail establishments may have been overbuilt to accommo-
date the transient workforce during the last oil and gas boom
cycle. Current occupancy rates in existing hospitality prod-
uct are very low and unsustainable.

Although I-70 serves to support the highway retail, this re-
tail corridor has not been developed in the most productive
manner. Vacant lots and distressed properties comprise
most of the existing commercial uses.

Opportunities

Soda Ash - Solvay / Enirgi Joint Venture (JV)

In comparison to the fluctuations in oil and gas commodity
prices, soda ash is a relatively stable commodity with very
few producers. Expansion in this commodity industry would
greatly benefit the local economy due to its relative stability.
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Natural Soda, Inc. is an extraction company that operates a
natural sodium bicarbonate resources and production facil-
ity in the Piceance Creek Basin in Rio Blanco County that is
capable of reliably producing 125,000 tons of sodium bicar-
bonate per year.

Natural Soda, Inc. is a wholly owned subsidiary of Natural
Resources USA Corporation, formerly AmerAlia, Inc. Natural
Resources is in turn wholly owned by Enirgi Group Corpora-
tion, a private Canadian company that is wholly owned by a
private equity group, The Sentient Group.

Solvay and Enirgi have recently announced a 50-50 joint
venture called SOLVair Natural Solutions, which could have
positive implications for the soda ash operations and pro-
cessing facilities in Parachute.

Solvay is not within the Parachute Town limits and an op-
portunity may be present to annex the property into the
Town.

Sodium Bicarbonate End Users

Consideration should be given to recruiting in intermediate
processors and end users of sodium bicarbonate in the food
and baking, personal care & pharmaceutical, animal nutri-
tion, pool & water treatment, and air quality industries.

Particular focus should be given to Solvay and Natural Soda
clients that use sodium bicarbonate as a primary raw mate-
rial for intermediate product and end users with distribu-
tion needs throughout the Intermountain West.
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Shale Oil

Despite the attempt in the early 1980’s, research and devel-
opment efforts in oil shale extraction technologies continue.
Nevertheless, over $100 million was distributed to local
communities to improve infrastructure and services.

There is great speculation as to when oil shale extraction
technology will align with global oil prices to warrant signif-
icant additional investment in the Basin. When additional in-
vestment occurs, the Community will have the opportunity
to capture significant job growth.

Liquefied Natural Gas Exports

LNG, or liquefied natural gas, is a clear, odorless, noncorro-
sive, nontoxic liquid that is formed when natural gas is
cooled to around -260 F. The cooling process shrinks the vol-
ume by about 600 times, making the resource easier to store
and transport through marine shipments.

LNG exports present a significant opportunity for the natural
gas industry, if commodity prices increase. In addition to
Gulf of Mexico and Atlantic Coast ports that have been ap-
proved for LNG exporting by the Department of Energy,
there are two (2) port facilities in Oregon (Oregon LNG and
Jordan Cove LNG) that are in the planning stages. Pipelines
could transport the natural gas from the Basin to these port
facilities. The Basin is approximately 1,000 miles from the
Gulf Coast and 900 miles from the Oregon Coast. Most of the
infrastructure necessary to transport natural gas from the
Basin to one of the ports is already in place.
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Business District Development

Cardinal Way, between Battlement Parkway and Looney
Drive represents a prime opportunity for the development
of a Central Business District. As previously mentioned, the
lakes and river along this corridor should be developed into
recreational assets and integrated with the business district
by permeable pedestrian and bike corridors. The entire
business district area should be master planned in concert
with existing landowners and the private development com-
munity.

Recreation and Tourism

The newly proposed Central Business District is located in
close proximity to the Colorado River and several small lakes
that could be leveraged for recreational opportunities.
Riverfront amenities should be developed to create quality
of life assets that are interconnected by pedestrian and bike
paths to the business district. These assets will provide a
quality of life asset for employers and their workforce.

Grand Valley High School has been approached by various
sports teams that have requested access to facilities to host
sporting competitions. A sports complex visible from the
highway would be able to provide a quality of life asset for
residents, and would act as a destination attraction for visi-
tors. Another potential recreational asset is a multi-use com-
munity event center to the north of Town that has received
some support from local residents.

One of the tourism-related events in the area is the annual
“Oktoberfest,” held at Cottonwood Park in Parachute on the
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first weekend of October. This family-friendly event features
live music, a climbing wall, trampolines, fireworks, conces-
sions and other games. The event usually attracts an average
of 2,000 people each year.

Another popular event is “The Grand Valley Days,” held an-
nually in the Town of Parachute on the last weekend of July.
This two-day event consistently features a rodeo, parade, 5-
kilometer foot race, breakfast, bake sale and a car show.
With activities for those of all ages, this event attracts many
families within Garfield County & surrounding counties.

These events make up some of the major tourist-events of
the year. Effective and continued advertising of these events,
along with the addition and development of new events, will
help increase the awareness of, and interest in the Commu-

nity.
Neighborhood Commercial Development

Battlement Mesa has additional land allocated for commer-
cial development that is not currently utilized. The potential
exists for additional “neighborhood commercial” develop-
ment such as dental, medical, and professional offices. Em-
ployers that are interested in part-time work from the senior
population, such as a call center, may also be a potential op-
portunity.

New Housing Stock

As will be described in greater detail later in this report, the
Community has a high percentage of housing stock that is
relatively low valued, along with a low number of quality
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homes in an affordable range. The opportunity exists to de-
velop additional high quality, yet affordable housing to allow
those who would like to live within the Community, but have
located elsewhere due to issues in the housing market, the
opportunity to do so.

Re-approach Prior Opportunities

A truck stop operator as well as a retail outlet developer had
approached the Town years ago, but the developments ulti-
mately did not occur. These developments should be recon-
sidered and the Town should pursue re-establishing a dia-
logue with the parties.

Marijuana

The medical and recreational use of marijuana in the State of
Colorado was legalized through a vote of the electorate in
November 2012. However, approval for opening and oper-
ating dispensaries and grow houses must be obtained at the
local level by subdivisions of the State government. The
Town of Parachute Board of Trustees approved an ordi-
nance in June 2015 that would allow for marijuana busi-
nesses to be located within the Town.

These businesses include, but are not limited to: operation
of retail marijuana cultivation facilities, testing facilities,
product manufacturing facilities, and stores. Support busi-
nesses for the marijuana industry are also a potential, in-
cluding kitchens, transportation hubs, supply stores, etc.

The Town has already issued four (4) retail store licenses,
one (1) manufacturing licenses, with other applicants due to
come before the Board of Trustees in February.
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Threats

Commodity Prices / Extraction Technology

The Community is heavily dependent on the natural gas ex-
traction industry, which is subject to fluctuations in global
commodity prices. This results in boom and bust cycles that
greatly impact the local economy.

To further exacerbate the local economy’s sensitivity to
these fluctuations, oil shale presents a high risk for oil com-
panies. Due to the additional heat and pressure required in
the extraction process, oil shale fields are more expensive to
develop than traditional crude oil, as it requires additional
energy and pressurized water. As such, these extraction ef-
forts are typically pursued aggressively only when oil prices
increase to a point that oil shale extraction becomes eco-
nomically feasible.

In the early 1980’s, Exxon and The Oil Shale Company
(Tosco) planned to develop the 22-square mile Colony 0il
Shale Project north of Parachute. The project was projected
to cost $5 billion. Citing cost concerns and immature extrac-
tion technology, Exxon closed the plant on May 2nd, 1982,
and laid off over 2,000 employees. Exxon had just acquired
the Colony project from the Atlantic Richfield Company
(ARCO) in May 1980 for $400 million.

In addition, declines in commodity prices have resulted in a
dramatic decrease in new natural gas well development. In
2014, Encana Corporation announced that it would not drill
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any new wells in the Basin due to low commaodity prices.
WPX Energy followed suit and halted completion on newly
drilled wells, cut the number of drilling rigs it operates, and
downsized much of its workforce within the Community. As
mentioned earlier in this report, only three (3) drilling rigs
are active in Garfield County at the present time.

Competing Formations

Other formations compete with the Piceance Basin for explo-
ration dollars. For example, Weld County, Colorado, has con-
tinued to see oil well drilling activity despite falling com-
modity prices, because of the difference in product type
found in the different formations.

2015 INFRASTRUCTURE MASTER PLAN

The 2015 Infrastructure Master Plan for the Town of Para-
chute produced by the Farnsworth Group was reviewed and
is incorporated herein by reference. The plan outlines major
projects that are necessary for the Town to meet current and
future demand requirements. The 2015 Master Plan suffi-
ciently addresses the existing needs, and the framework and
future projects described will adequately service and pro-
vide support for the recommendations that will be outlined
throughout the Comprehensive Plan.

TOWN OF PARACHUTE — ECONOMIC AND FISCAL IMm-
PACT OF RETAIL MARIJUANA REPORT

The report prepared by BBC Research and Consulting is also
incorporated herein by reference. The report identifies the
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potential for the marijuana industry for the Town of Para-
chute.

BBC estimates that retail marijuana sales will generate be-
tween $90,000 and $225,000 in annual sales tax revenue de-
pending upon retail dispensaries’ market capture rate of re-
gional and 1-70 (i.e. highway) customers. A 10,000 square
foot cultivation facility is projected to generate about
$150,000 in excise tax revenue on unprocessed retail mari-
juana. Retail marijuana businesses will also generate in-
creased annual property tax revenues and contribute one-
time revenues through construction use-tax, development
fees, and initial licensing fees. For example, a newly con-
structed 10,000 square foot cultivation facility could gener-
ate about $53,000 in one-time fees and increase Town prop-
erty tax collections by $3,650 per year on a currently vacant
parcel.

An average 10,000 square foot cultivation facility is likely to
employ about fifteen (15) full-time employees and a 5,000
square foot manufacturing facility is estimated to employ
eighteen (18) full-time employees. Retail dispensaries in
Parachute are estimated to employ a total of seventeen (17)
to forty-three (43) full-time employees (aggregated Town-
level), with actual employment depending upon number of
retail dispensaries in operation, overall market activity, and
annual retail sales. Figure 1 presents an overview of the
study’s municipal revenue and job creation findings. Lower
and upper bound values are presented where appropriate
(see report section for midpoint estimate).
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ADDITIONAL STAKEHOLDERS

In addition to the stakeholders mentioned within the spe-
cific recommendations, there are additional stakeholders
that have unique assets that need to be more fully leveraged
to bring the projects and recommendations to fruition.

For example, the Puckett Land Company, which owns a large
amount of land near the southwest interchange, has ex-
pressed interest in participating with a major development
and will be a key player for the truck stop project, the sports
complex, a trail system, and additional commercial develop-
ment.

In addition to the Town, the Parachute Battlement Mesa
Parks and Recreation District will be a key player for the
river recreation projects, as well as the sports complex. The
recreation district may be able to participate financially to
help launch the recreation projects. The Garfield County
School District 16 is also a natural partner for the sports
complex project as well, because it will benefit from having
access to new state-of-the-art facilities.

VISIONARY PLANNING AND COMMUNITY FEEDBACK

A community visioning and planning meeting was held in
Parachute, Colorado on May 13, 2015. In attendance were
representatives and stakeholders from various organiza-
tions within the Community. During the meeting, topics and
concepts contained in this report, as well as some prelimi-
nary land-use concepts, were presented to the group for
feedback and discussion. The purpose of the meeting was to
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ensure that the Community is involved in the planning pro-
cess, and to create channels of communication to allow the
Community to provide the vision for their future.

Feedback from the Community regarding the economic di-
versification concepts was very positive. Many attendees ex-
pressed excitement about the idea of bringing in additional
manufacturing jobs, and offered suggestions of specific in-
dustries that may thrive in the area. A lot of the discussion
with attendees surrounded the need to appropriately size
buildings and operations to fit the culture and character of
the Community.

The preliminary land-use concepts presented during the
meeting were met with great excitement. Specifics of the
land-use plan fall within Chapter 3 of the Plan and will be
discussed further. However, in summary the Community
grasped the need to do a large and significant development
to catalyze future investment, rather than a small project
that would only have a marginal impact.
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2 | Economic VITALITY

Gathering baseline economic information and conducting an
economic assessment provides a framework from which in-
dustry and cluster expansion opportunities can be explored.
The most reputable sources for economic baseline data,
namely the Bureau of Labor Statistics (BLS), and the Bureau
of Economic Analysis (BEA) do not provide detail down to
the individual community level. These data sources aggre-
gate data at the County level, which typically masks and may
not correlate with the performance of the County’s smaller
communities, such as the Town of Parachute and Battlement
Mesa.

The next most comprehensive data set can be found through
a combination of Census data and ESRI, a private company,
which specializes in geographical and community research.
The ESRI data utilizes Census data as a baseline, then per-
forms additional analysis to produce estimates for intercen-
sal years. The Census and ESRI methodology is sometimes
slow to capture changes in real-time, such as population
changes due to employment losses between survey periods.
As a result, the analysis contained in this section is accurate
insofar as the estimates provided by third parties are accu-
rate. Additional footnotes will be contained throughout this
section to highlight potential discrepancies and issues that
may be an artifact of the dataset, rather than an actual trend.
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COMMUNITY RESIDENTS

The size and makeup of the Community’s population is an
important indicator of the potential productive capacity of
the local economy. Overall population trends can signal pos-
itive or negative momentum in the Community, and specific
demographic data can provide additional insights into the
types of industries that would be best positioned to succeed
based on the available labor pool.

Population for the Community in 2015 is estimated at 5,446
with 1,109 living within the Town of Parachute and the re-
maining 4,337 living in Battlement Mesa (see Figure 2). Re-
ported population in the Community reached its peak in
2011 and has declined through 2015.
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Source: ESRI, ACS 5-year Estimates
Figure 2: Parachute - Battlement Mesa Population Overview 2009-2015

2016-06-09



The population in the Town has been slightly less volatile
than the population of BM (see Figure 3). Anecdotal evi-
dence from stakeholder interviews supports this observa-
tion in the data, as most of the transient work force has his-
torically chosen to live in BM where housing is available in
greater abundance.
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Source: ESRI, ACS S-year Estimates
Figure 3: Population Change by Location 2010-2015

School district enrollment can serve as a proxy for longer-
term population trends. One advantage of enrollment data
vs. Census data is that the student population is typically less
sensitive to fluctuations in the transient workforce. For ex-
ample, transient gas workers will often leave their families
behind in another city as the wage earner travels to where
the work is. These workers can sometimes show up in pop-
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ulation data and it skews the total population upwards. Fig-
ure 4 shows that school district enrollment increased
slightly through the mid 2000’s and peaked in 2008 during
the height of the area’s natural gas boom. In this regard, en-
rollment data demonstrates that unlike other oil and gas
communities, changes in natural gas activity are also re-
flected in student population growth. Additional analysis on
this topic will be addressed later in this report.
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Figure 4: Garfield School District 16 Enrollment 2001-2014

Median Age

The median age in the Community increased from 34.3 in
2009 to 35.4 in 2015. Figure 5 shows that while the median
age in BM is similar to Garfield County and the State of Colo-
rado, the median age in Parachute is significantly less.
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Source: ESRI, ACS 5-year Estimates
Figure 5: Median Age Comparison

The decrease in median age during the year 2011 is at-
tributed to an increase in the population of individuals un-
der the age of 20, and a decrease in the number of individu-
als between the ages of 65 and 74 (see Figure 6). However,
it is very uncommon for the makeup of a community to
change so dramatically in one year. It is likely that the actual
change was less than reported. The subsequent increase in
median age during 2012 supports the likelihood of the 2011
data point being an anomaly.

Better City

Page 68 of 175

2,000
25 to 44
1,600 -
1,200 - 45 to 64
15to 24
st /\
400 -
75+ |
i (=) o ' L] ' ~ o = [Fg] B
o =i L) =i — Lo —
o o o o o o o
o~ o™~ o~ o~ o~ o~ o~

Source: ESRI, ACS 5-year Estimates
Figure 6: Community Population by Age Group 2009-2015

A breakdown of age groups within the Community adds ad-
ditional detail in the makeup of the population. Figure 7 and
Figure 8 show the relative contribution of each age group
within the Community and the State, respectively. The Com-
munity has a slightly higher percentage of retirees than the
State with 13.2% rather than 12.8%. However, the Commu-
nity still has a lower median age than the State due to a
greater presence of individuals under the age of 20. It is im-
portant to note that while some stakeholders have ex-
pressed the opinion that BM by is made up of mostly retir-
ees, the data suggest that BM is on track with County and
State averages.
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Better City 24

Ethnic Diversity

The Community is slightly less ethnically diverse than the
County and the State (see Figure 9, Figure 10, and Figure 11).
Both the County and the Community have a higher Hispanic
population than the State, but a lower percentage of individ-
uals from other ethnic backgrounds.
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Figure 9: Community Ethnic Diversity 2013
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Figure 10: Garfield County Ethnic Diversity 2013
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Figure 11: Colorado Ethnic Diversity 2013

Non-Farm Employment

As described previously, the most reliable sources for em-
ployment and unemployment data do not provide infor-
mation at the municipal level. The alternative economic data
provided by ESRI and the ACS only go back to 2010, do not
include farm related employment, and may contain sam-
pling errors.

The number of employed individuals in the Community de-
creased from 2,940 in 2010 to 2,461 in 2015 (see Figure 12).
The corresponding unemployment rate increased slightly
from 7.9% in 2010 to 8.4% in 2013 before falling again to an
estimated rate of 3.8% in 2015. Even though the Community
experienced significant job losses in 2015, the reported un-
employment rate declined due to individuals and families
moving away from the Community rather than seeking a
new job locally. Thus, the job losses are not captured in the

Better City

Page 70 of 175

25

unemployment rate alone. More detail regarding this trend
will be described below.

During the same time period, the number of employed indi-
viduals in the State increased while the unemployment rate
fell from 6.8% to 3.8% (see Figure 13). County unemploy-
ment trends align very closely with the Community between
2013 and 2015 (see Figure 14). While some correlation is
expected, the close alignment may indicate that sampling
methods are masking the true employment trends within
the Community. Anecdotal evidence from stakeholder inter-
views suggests that the 2014-2015 unemployment rate in
the Community is higher than reported due to job losses
from several major employers in the natural gas industry.
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Figure 12: Community Employment and Unemployment 2010-2015
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Total employment data correlate with population trends for
the Community and suggest that the employment figure is
likely an accurate representation (see Figure 15). For ease of
comparison, the axis scales in Figure 15 are equivalent and
show that both total population and employed individuals
decreased by approximately 600 from 2010-2015. The cor-
relation combined with anecdotal stakeholder information
confirms that job losses in the Community results in an al-
most immediate out-migration as oil & gas industry workers
seek employment opportunities in other locations.

Source: ESRI, ACS 5-year Estimates
Figure 13: Colorado Employment and Unemployment 2010-2015
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Figure 15: Community Population vs. Employed Individuals 2010-2015

Source: ESRI, ACS 5-year Estimates

Figure 14: Garfield County Employment and Unemployment 2010-2015
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Labor Force

Labor force is defined as the population of individuals over
the age of 16 that are either employed, or are actively seek-
ing employment. The Community’s reported labor force de-
clined by approximately 600 between 2010 and 2015. The
decrease can be explained by the approximately 600 individ-
uals shown in Figure 15 who lost a job, subsequently
dropped out of the local labor force, and likely sought work
elsewhere (see Figure 16). The labor force participation rate
of 69% in 2010 was slightly less than the State average, but
the Community has lost significant ground in recent years
(see Figure 17). However, it is likely that the participation
rate is understated, because the population declines de-
scribed above are not reflected in the ACS and ESRI data for
eligible working population, as the available data show that
it has held relatively constant.
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Figure 16: Community Labor Force Participation 2010-2015
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Figure 17: Colorado Labor Force Participation 2010-2015
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Educational Attainment

As shown in Figure 18, approximately 37% of the Commu-
nity residents over the age of 25 have attended some college
and nearly 21% have received a bachelor’s degree or higher.

Less than High i
I

Bachelors
Degree or
Higher

High School

"\ Grad (or equiv.)

Source: ACS 5-year Estimates -
Figure 18: Community Educational Attainment, 2013

The educational attainment levels for the Community are on
par with County averages, but both the Community and the
County are lagging behind State levels (see Figure 19). In
particular, approximately 42% of the Community’s residents
have a high school education or less, compared to 32% for
the State. To date, the lower levels of educational attainment
has not been much of an issue because many of the jobs
within the Community, including high paying natural gas
jobs, do not require advanced degrees. It is important to note
however, that while many of these individuals may not have
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a college degree, they do have specialized training and cer-
tificates from the natural gas industry that may be applicable
in other industries such as manufacturing. These skills can
be leveraged as part of the Community’s economic diversifi-
cation efforts.
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Figure 19: Educational Attainment Comparison, 2013

BUSINESS REVENUE AND TAX COLLECTIONS

Figure 20 shows the total gross revenue generated for all
businesses located within the Town of Parachute as re-
ported by the Colorado Department of Revenue (CDOR).
CDOR only provides details of revenue by municipality;
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therefore, BM is not represented specifically and is aggre-
gated together with the other unincorporated areas of Gar-
field County. It is not possible to extrapolate the data to ob-
tain information for BM, but as will be described later in this
report, BM represents a small portion of the total Commu-
nity business activity.
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Source: Colorado Department of Revenue
Figure 20: Parachute Gross Sales 2009-2013 (000s)

Retail sales make up the majority of total sales from within
the Town, and generated more than $132M for local busi-
nesses during the peak in 2011. Retail and non-retail sales
have declined recently and total sales were just over $119M

! The Colorado Department of Revenue has not yet released 4t quarter data for 2014. 4t
quarter sales were estimated based on Q1-Q3 performance.
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in 2014.1 The declines are consistent with decreases in em-
ployment and population described previously.

There are several major employers in the Community, such
as Williams and Solvay that are not represented in Figure 20,
because they are located outside Town limits.

SALES AND USE TAX

Sales and use tax collections for the Community have taken
a significant hit from the 2008 peak. As would be expected,
drilling activity increases retail sales, which results in
greater sales tax revenue for the Community. Currently, only
the Town receives a portion of collected sales tax back. BM
collects the County and State portions of sales tax, but does
not have the ability to collect a local sales tax. However,
based on information obtained from the County Treasurer,
if BM were to have collected a local sales tax, it would only
have contributed a minor amount compared to what is cur-
rently being collected in the Town (see Figure 21)2. Potential
BM revenue was only available for years 2012-2015 as re-
flected in the figure.

Performance for the first half of 2015 is up slightly for BM
when compared to the previous three years, but is down ap-
proximately 40% in the Town. 2015 estimates are based on
the assumption that the trends observed in the first six
months of the year will continue for the next six months.

2 Potential sales tax collections for BM assumes that BM would collect taxes at the same
rate as what is currently collected in the Town.
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Figure 21: Sales Tax Collections, 2007-2015

Property Tax

Property tax collections for the Town have fared better than
sales tax collections and were at their highest level in 2014
(see Figure 22). The County as a whole collects over 70% of
its property tax from the oil/gas industry.
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Figure 22: Property Tax Collections, 2007-2014

The State of Colorado uses a complex method of collecting
property taxes from the oil and gas industry. In summary,
companies are allowed to use local property taxes paid as a
deduction against state severance taxes. However, it often
takes at least two years for the value of property taxes paid
to catch up to increases in drilling and gas production. For
most gas wells, production and therefore value is greatest
for the first few years of operation and then it tapers dramat-
ically. As aresult, severance tax and property tax are highest
when new wells are being explored and during the first few
years of operation. When new drilling ceases, local govern-
ments can expect a dramatic drop in severance tax revenues,
as well as gas property tax revenues.

BM does not currently receive property tax revenues. Poten-
tial amounts of property tax will be analyzed as part of Chap-
ter 5 of the Comprehensive Plan.
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HOUSING

The real estate market is an important indicator of the over-
all health of the local economy. Due to the differences in the
availability and type of housing available in the Town vs. BM,
the two (2) areas were analyzed separately. Figure 23 and
Figure 24 show that the number of single-family home trans-
actions peaked in 2006 for both the Town and BM, while the
average sales price peaked two (2) years later in 2008.
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Figure 23: Parachute Single Family Home Transactions, 2002-2014

3 Median income based on 2013 ACS data.
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Figure 24: Battlement Mesa Single Family Home Transactions, 2002-2014

Average sales prices peaked in 2008 at $292,000 in BM and
$225,000 in the Town. The average sales price in BM during
2014 was less than 60% of the peak price, and was less than
40% for the Town. Average sales prices in the Town have
been very volatile, partially due to the small number of
transactions. The number of transactions in BM has recov-
ered and surpassed pre-2008 levels in 2014. The current
housing stock is old, and is dominated by low-valued homes
(see Figure 25). Relatively few homes are valued in the
$100-150k range, which is the sweet spot based on the re-
ported Community median income of $36,016.3
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Figure 25: Community Housing Estimated Market Values, 2014

Employees in the natural gas industry and other high paying
industries in the Community would be able to afford homes
in the $150-250k range, which are scarce in number. Various
stakeholders stated that the lack of quality affordable hous-
ing has led potential residents choosing to live in other com-
munities. Specifically, one natural gas employer stated that
approximately 70% of their gas employees live in Grand
Junction because of housing issues. The company would like
more of the employees to live in the Community, and ex-
pressed great interest in the development of new and good
quality housing.

As stated previously, housing prices are still low compared
to pre-recession levels, and represent a great investment op-
portunity. The Community should consider investing now in

Better City

Page 77 of 175

new housing, because it will be a key component of eco-
nomic diversification. Specifically, the investment and devel-
opment process will create economic churn that will be ben-
eficial to the local economy, and the new housing stock will
allow the Community to attract more residents to live where
they work. Retail sales and local establishments will benefit
as the result.

BUSINESS AND INDUSTRY

Industry and Employment Concentration

The top five (5) industries within the Community in terms of
the number of employees include construction, retail trade,
mining and oil/gas, accommodation and food, and public ad-
ministration (government, including public education and
fire district). These five (5) industries account for more than
50% of all the jobs held by Community residents (see Figure
26).

Several of the major industries also have a significant share
of the total number of business entities (see Figure 27). In-
dustries that are concentrated in number and in employ-
ment, such as construction, demonstrate that there may be a
regional advantage for that particular industry. Additional
industry and cluster analysis will be explored later in this re-
port.
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Number of Employees Number of Establishments

Construction 343 Construction

Retail trade 325 Mining and oil/gas

Mining and oil/gas Professional services

Accommodation and food Accommodation and food

Public administration . .
Transportation and warehousing

Admin and waste

. . Retail trade
Educational services

: ; nd
Health care and social assistance Real estate and rental a

| Transportation and warehousing Other non-govt. services
Other non-govt. services Admin and waste
Arts, ent. and rec. Finance and insurance
Professional services
Utilities

Finance and insurance

Health care and social assistance
Wholesale trade

Ag., forestry, fishing and hunting
Manufacturing S
anufacturin
Ag., forestry, fishing and hunting g

Industries not classified

Information
Real estate and rental and Management
Wholesale trade Utilities
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Source: ACS 5-year Estimates Source: ACS 5-year Estimates
Figure 26: Employment Numbers by Industry, 2013 Figure 27: Business Establishments by Industry, 2013
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Business Startups

In addition to the presence of existing companies, the entre-
preneurial activity and the net increase in new business en-
tities is an important indicator of confidence in the local
economy. Figure 28 and Figure 29 depict entrepreneurial ac-
tivity by contrasting the number of new business startups to
those that have ceased to operate. As defined by the Colo-
rado Secretary of State, a “Delinquent” business is one that
is six (6) months or more behind on annual report filings.
The entity will eventually be “Dissolved” if the late reports
are not taken care of. Businesses can also be voluntarily “Dis-
solved” when owners report that they are no longer running
the business.

The Town had a very robust startup ecosystem leading up to
the 2008 recession and added between 40 and 50 net new
entities each year from 2005-2007. The 2008 recession had
a big impact as the number of new startups declined, but
more significantly the number of failed entities increased.
2014 brought a net increase, and 2015 has the potential to
repeat the growth as long as delinquent businesses, which
are updated once each year, doesn’t jump back to 2008 lev-
els4

BM has had limited entrepreneurial activity since the peak
in 2007. On a per capita basis, the number of new startups in
BM is significantly less than in the Town and could be an area
for future growth and improvement (see Table 1).

*2015 data includes January through June 2015.
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Figure 28: Parachute Net Change in Business Establishments
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Figure 29: Battlement Mesa Net Change in Business Establishments
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Business Starts per Capita 2010-2015 Average
Parachute 0.0386
Battlement Mesa 0.0011

Source: Colorado Secretary of State
Table 1: Business Startups per Capita, 2010-2015

Business that are less than five (5) years old are at highest
risk of default, so in addition to a robust startup community,
it is important to ensure that new businesses are maturing
into established enterprises. Figure 30 shows that the larg-
est percentage of active businesses in the Community are 5-
10 years old. The overall distribution is typical and is not an
area of concern.
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Figure 30: Age of Business Establishments, 2015
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ENERGY & ENVIRONMENT

Natural Gas Industry

The natural gas industry has been the dominant force in the
Community. The industry provides many high paying jobs
directly, and also indirectly through support industries such
as construction, accommodation and food, and transporta-
tion/warehousing. Historically, employment spikes in all of
these industries during periods of heavy drilling activity. To
date, more than 15,000 wells have been drilled in Garfield
County. Map 1 shows the locations for every well that has
been drilled in Garfield County. Drilling activity has been
concentrated in the Parachute - Battlement Mesa region,
which accounts for more than half of all the wells drilled.

Map 1: Drilling Map for Garfield County
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Drilling activity in the County increased rapidly starting in
2002 and reached its peak in 2008 with over 1,600 wells be-
ing drilled in a single year (see Figure 31). Student enroll-
ment, serving as a proxy for total population, grew over the
same time period and peaked a year later in 2009. Popula-
tion and employment trends described previously have all
declined from 2009, coinciding with the decrease in drilling
activity. Only three (3) rigs are actively drilling in Garfield
County at this time.

As described previously, other oil and gas communities in
the region do not see the same tight correlation between en-
rolled student population, which is used as a proxy for com-
munity population, and drilling activity. For example, in the
Towns of Rangely and Meeker in neighboring Rio Blanco
County, there is no statistically significant correlation be-
tween drilling activity and student population (data not
shown). The presence of this correlation in the Community
may indicate that quality of life assets are sufficient to entice
a greater portion of natural gas workers to bring their fami-
lies with them than what occurs in neighboring regions. Add-
ing additional quality of life assets and permanent employ-
ment opportunities may be sufficient to convince those that
have brought their families to stay and continue living in the
Community.
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Figure 31: Drilling Activity vs. School Enrollment

In addition to the world market, the biggest threat to natural
gas activity in Garfield County is the success of the oil and
natural gas industry in Weld County, Colorado. Similar to
Garfield County, Weld County experienced a run-up in drill-
ing activity to 2008 followed by a sharp decline in 2009.
However, unlike Garfield County where drilling activity has
declined since 2010, drilling in Weld County has increased
and surpassed 2008 levels every year since 2011 (see Figure
32).
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Figure 32: Drilling Activity Garfield County vs. Weld County

Representatives from the Colorado Oil and Gas Conservation
Commission (COGCC) confirmed the trend of drilling activity
shifting to Weld County from other areas in the State and
added some additional insight. Specifically, the Western
Slope, and Garfield County in particular, have very dry gas,
meaning that only small quantities of liquids can be obtained
from the wells. This is a problem when the price of natural
gas slumps, because operators rely on multiple revenue
streams to justify continued investment in drilling. Weld
County, and other regions of the Country that have wet gas
or oil, have continued to see drilling activity, because opera-
tors can obtain multiple revenue streams from a single well.

In essence, operators in these areas drill for oil, and get nat-
ural gas as a bonus (see Figure 33). As a result, natural gas
production in Garfield County is much more sensitive to
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global commodity prices than other regions, which explains
the decrease regionally, while the State as a whole has not
felt the effects.

— — e S

800,000 1
700,000 -
| 600,000 - g
| 500,000 -
400,000 -
300,000 -
| 200,000 -
| 100,000 1

- T T T T T T T T T T T 1

o o
$
D A

5 O D o»
o & & &
AT AT AP AD

e===Garfield County e==\\e|d County

r

L )
Source: COGCC
Figure 33: Natural Gas Production Garfield County vs. Weld County (000s
MCFs)

Renewable Energy

Although the oil industry has been the primary energy-re-
lated industry in the area, Parachute has deployed new re-
newable methods of generating electricity.

One such installation is the “solar electric flowers” located at
the I-70 Rest Stop Area in Parachute (see Figure 34). The so-
lar flowers are one of three (3) solar energy projects in-
stalled for the Town of Parachute through the Garfield New
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Energy Communities Initiative/Garfield Clean Energy Col-
laborative, using energy impact funds provided by the Colo-
rado Department of Local Affairs and contributions from lo-
cal governments.

Source: David Sanabria
Figure 34: The Solar Electric Flowers at the Rest Stop

The other three (3) solar energy arrays are located on the
Town Hall, Garfield Public Library, and on the Town’s water
treatment plant. Together, these solar energy arrays gener-
ate 23 kilowatts of clean, renewable electricity. These solar
energy panels are one indication of the Town’s ability to em-
brace new industries and advance into new energy opportu-
nities. The Battlement Mesa Metropolitan District (BMMA)
has recently installed a large solar array at their wastewater
treatment plant.
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Air Quality

The Environmental Protection Agency (EPA) has established
the Air Quality Index (AQI) as a method of establishing a
daily measure of air quality at a given location. Air quality
ranges from low values to high, or “Good” to “Very Un-
healthy” depending on the level of air pollution. Air quality
in Garfield County is good with a median AQI of 38. The av-
erage AQI in the County is within the range of neighboring
counties, but is higher than agrarian counties such as Delta
(see Figure 35). Overall, the County’s AQI falls within the
“Good” category more than 95% of the time.
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Figure 35: Median Air Quality Index Value
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INDUSTRY CLUSTER ANALYSIS

The local economy was analyzed using shift share and loca-
tion quotient methodologies to identify industry clusters as
shown in the following sections.

Shift Share Analysis
Methodology

Shift share analysis is a method of dissecting job growth into
its component parts to better detect the factors contributing
to growth. The following three (3) components are identi-
fied through this analysis:

State Share

This is the portion of job growth that can be attributed to
overall economic growth in the larger reference area
(statewide). It is calculated by multiplying the number of
jobs in the local area at the beginning of the time period by
the reference area growth rate.

Industry Mix

Industry mix represents the portion of an industry’s job
growth in an area due to that industry’s nation or statewide
expansion or contraction. It is calculated by multiplying the
number of jobs in the local area at the beginning of the time
period by the reference area growth rate for the specific in-
dustry and subtracting state share.
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Regional Shift

This is the most important component of job growth for local
economic development. It highlights the change in employ-
ment that is due to an area’s competitive advantages in a
particular industry. It is calculated by subtracting industry
mix and state share from the total number of jobs gained or
lost in the selected local industry.

Analysis

Figure 36 depicts the shift share analysis for the Community
from 2009 to 2015. The industries with the highest total job
growth over this period as seen by the black lines are agri-
culture/extraction (includes natural gas) and retail trade. In
the case of agriculture and extraction, the growth mirrored
growth across the State and industry as seen by the blue and
red sections. Retail trade growth was driven primarily by
statewide economic growth as illustrated by the blue por-
tion of the bar. Over this period, the industries that suffered
the greatest job losses in the County include construction
and financial and other services.
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Figure 36: Parachute/Battlement Mesa Shift Share 2009-2015

Figure 37, which illustrates the regional shift component for
each industry from 2009 to 2010, highlights a lack of growth
in all industries due to local factors. Job growth in retail
trade and manufacturing has remained close to State and in-
dustry averages, but other industries have lagged behind
these averages. This reinforces the need to alter the dynam-
ics of the local economy to capture, at a minimum, the area’s
fair share of statewide and industry growth that is occurring.
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Figure 37: Parachute/Battlement Mesa Regional Share 2009-2015

The “Services” category in the cluster analysis is very broad
and includes business and professional services, health and
education services, accommodation and food services, en-
tertainment and recreation, and other non-governmental
services. The category cannot be broken down further due
to the lack of available data.

Employment Location Quotient Analysis

Methodology

Employment location quotient (LQ) is a method of quantify-
ing the concentration of an industry cluster in an area when
compared to a national or state average.
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LQ’s are calculated as shown below.

Location Quotient (LQ) =  Local Proportion

State Proportion

# of Employees in Industry X in Community

Total # of Employees in Community

# of Emplovees in Industry X in State

Total # of Employees in State

Local Proportion =

State Proportion =

For example, in 2015 Parachute and Battlement Mesa had
2,461 estimated jobs and 436 jobs in the agriculture and ex-
traction industry resulting in a local proportion of 17.7%.
For the same period, Colorado had 2,666,309 total jobs and
69,324 jobs in the mining industry for a state proportion of
2.6%. The LQ is derived by dividing the 17.7% local propor-
tion by the 2.6% state proportion resulting in an LQ of 6.81
for the mining industry. This indicates that the concentra-
tion of mining jobs in the local area is almost seven (7) times
greater than the State as a whole. An LQ of 1.0 would mean
that the local concentration of an industry was the same as
the statewide concentration.

Industries with high LQ’s (above 1.25) are typically export-
oriented industries that are beneficial to a local economy be-
cause they bring money into the region. High LQ industries
may also indicate a higher than average demand in an area.
Industries that have both high LQ’s and high job numbers
typically form a region’s economic base. Such industries not
only provide jobs directly, but also have a multiplier effect,
creating jobs in other dependent industries like retail trade
and food services. Industries that are unable to support local
demand typically have an LQ below 0.75.
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Analysis

Figure 38 shows the LQ calculations for the Community. The
most concentrated industries in the Community are agricul-
ture/extraction, construction, and public administration.
The agriculture and extraction industry is a key source of
outside revenue and its concentration is due to the abundant
natural gas available in the area. Construction and public ad-
ministration may or may not provide outside revenue de-
pending upon the types of jobs found in the Community in
those sectors. Road construction and other jobs catering to
customers outside of the local area as well as federal and
state administration jobs do bring money into the region.
However, home building and local government jobs simply
recirculate money inside the local economy.

Industries that are less concentrated in the Community than
across the State include information (including media, tele-
communications, and information technology) manufactur-
ing, wholesale trade, financial services, and other profes-
sional and technical services. These industries may be less
concentrated because of a strategic disadvantage, or this
may be a sign of industries with potential to grow. Combin-
ing shift share analysis with location quotient can help de-
termine which of these cases is occurring.
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Figure 38: Parachute/Battlement Mesa Location Quotient 2015

INDUSTRY CLUSTER MATRIX ANALYSIS

Methodology

Shift share and location quotient measures can be combined
into a matrix analysis to provide a more comprehensive
view of the economy. This analysis plots industries in a two-
by-two matrix with the natural logarithm of location quo-
tient on the x-axis and job growth as represented by regional
shift on the y-axis. The size of each industry bubble in the

Better City

matrix represents total number of jobs in the industry. Sim-
ilar analysis can be performed using other measures for job
growth and industry size; however, regional shift and total
payroll provide advantages over other variables. These ad-
vantages are shown in Figure 39.

Other Better City Variant
Variables
Y-Axis: Y-Axis: Regional Shift as calculated
Industry using Shift Share Analysis.
Job
Advantage: This method shows the
Growth
Rate growth that is due to inherent

strengths in the region, excluding
growth due to statewide and industry

trends.
X-Axis: X-Axis: Natural Logarithm of Location
Location Quotient

Quotient
Advantage: Large outliers can cause

apparent  clustering  of  other
industries. This variable depicts the
differences between LQs, but on a
comparable scale. With this measure,
an industry with a concentration equal
to the state average would have a value
of 0 rather than 1.

Figure 39: Better City Industry Cluster Matrix Variables
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Figure 40: Industry Matrix Quadrants

In this analysis, industries will fall into one of four (4) quad-
rants, as shown in Figure 40.

Quadrant One: Industries in this quadrant are concentrated
in the region and growing due to local advantages. Large in-
dustries in this quadrant distinguish the regional economy
as they increase workforce demand. Small industries in this
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quadrant are possibly emerging exporters that should be de-
veloped.

Quadrant Two: Industries in this quadrant are growing over
time, but are still less concentrated than the state average.
Depending on the industry, they may settle at the state aver-
age or continue to grow and move into Quadrant One.

Quadrant Three: Industries in this region are less concen-
trated than state averages and are losing ground. Such in-
dustries may face significant competitive disadvantages in
the area.

Quadrant Four: Industries in this quadrant are declining, but
are still more concentrated than the national average. If a
large industry is in this quadrant, the region is often losing
its export base. The region should plan and invest accord-

ingly.

It is important to also note the size of an industry to identify
short-term economic impacts. Growth or contraction in in-
dustries with high numbers of jobs will have a large impact
on the local economy. Small industries may be important for
an economy'’s future but will take time to have a significant
impact.

Analysis

Figure 41 shows the results of the Better City Industry Clus-
ter Matrix analysis for the period from 2009-2015.
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Figure 41: Parachute/Battlement Mesa Cluster Matrix 2009-2015
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Quadrant One: There are no industries that fall in quadrant
one, because regional share of job growth is negative in all
sectors. Retail trade is the closest to this quadrant, but in or-
der for it to move up, the area will need to identify ways to
help local retail sales outpace state averages. The Town'’s lo-
cation along I-70 provides one (1) avenue to attract a higher
than average level of retail activity through the development
of a travel plaza or similar facility. Other venues that bring
people into the Town and give them a chance to spend time
and money locally will also help to increase the potential of
the retail industry.

Quadrant Two: Similar to quadrant one, negative regional
share numbers keep quadrant two empty; however, manu-
facturing is on the border of the quadrant. Manufacturing
likely has room to grow as it has maintained growth rates on
par with state and industry averages, but remains less con-
centrated in the area than statewide. Likely contributors to
growth in this industry would include Solvay and potentially
smaller manufacturers taking advantage of the Town's ex-
cellent freeway access.

Quadrant Three: Wholesale trade, financial services, and
other services fall into this quadrant indicating low concen-
tration and low growth. One key competitive disadvantage
these industries face is a small local population.

Quadrant Four: The industries in this quadrant are potential
areas of concern because of their concentration and declin-
ing growth. Extraction falling into this quadrant is especially
concerning due to its size; however, the external factors
driving that industry leave few options for local intervention
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to address the situation. Construction, public administra-
tion, and transportation also fall into this quadrant. Of these
sectors, transportation (including trucking and warehous-
ing), likely has the greatest potential to become a strength to
the area given the excellent freeway access.
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3 | LAND UsE PLAN

Land use planning is an important aspect to community de-
velopment as it sets the framework for future growth in the
community. The adage that “early decisions cast long shad-
ows” is especially applicable to community development be-
cause the useful life of buildings usually extends forty years
or more. Many communities don'’t realize that indecision in
terms of land use planning is in fact a decision to allow
sprawl to enter a community, which can take a generation or
more to remedy.

LAND USE DESIGNATIONS

The land use zones designated herein are done in accord-
ance with the economic diversification strategy outlined in
Chapter 1 of the Comprehensive Plan and is designed to gen-
erate the greatest amount of future economic development
opportunities. Where possible, the proposed land use desig-
nations follow existing property lines so as to avoid the con-
flict of having a single parcel with dual designations. In some
instances, land use designations cross current parcels, and
in such cases it is recommended that the Town begin work-
ing with landowners to contemplate lot-line adjustments to
prevent dual designation. The proposed designations also
take into consideration current land use, and in some cases
discusses a transition from the current use into the most ap-
propriate use for future generations. The following land use
designations are utilized and anticipated permitted uses for
each zone are briefly described.
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Residential - The residential category is anticipated to in-
clude uses for housing including both single family residen-
tial and multi-family residential developments. Although
some conditional commercial uses could be contemplated as
conditional uses, it is anticipated that little commercial ac-
tivity will be allowed within the residential category.

Commercial - The commercial designation is anticipated to
include retail, convenience stores, office space, hospitality,
restaurants, and transit oriented uses such as truck stops or
rest stops. It is anticipated that industrial uses will be pro-
hibited from the commercial area.

Commercial/Light Industrial - The Commercial/Light In-
dustrial is anticipated to allow the same uses permitted
within the Commercial category, along with the addition of
light industrial uses such as light manufacturing, production,
assembly, indoor farms, etc. The Town may consider adding
language to the zoning code that permits and further defines
light industrial uses based on the anticipated noise and pol-
lution that may be created by a business or entity within the
area.

Industrial - The Industrial designation is anticipated to al-
low both light and heavy manufacturing, natural resource
collection and refining, and other similarly focused entities.
The industrial designation may also be overlaid with an ag-
ricultural designation to allow current agricultural activities
to continue within the zone.

Historic Downtown - The Historic Downtown is antici-
pated to continue to be the historical anchor of the Town. It

2016-06-09



is anticipated that the Historic Downtown will allow for res-
idential housing, retail, and commercial uses. More than a
particular use, this zone will be more broadly defined by the
character and design of architecture.

Central Business District - The Central Business District is
anticipated to ultimately be a type of a mixed-use develop-
ment that allows for multi-family housing, commercial office
space, and retail development.

The Central Business District is anticipated to include archi-
tectural design standards that will maintain the feel and
quality of construction within the zone. Rather than being
viewed as restrictive, the design standards should be viewed
as a way for the Community to reassure developers that
their investment in the Community is valued and will be pro-
tected by preventing lower quality construction from drag-
ging down values. Due to its prime location between the
freeway and outdoor assets such as the Colorado River and
two (2} small lakes, the Central Business District has the po-
tential to become the focal point of the Community.

Mixed-Use - The Mixed-Use designation is anticipated to al-
low many, if not all, of the uses allowed within the Central
Business District with the addition of municipal uses such as
municipal offices and public works facilities. The Mixed-Use
designation is intended to allow flexibility in attracting de-
velopers that are interested in creating a product type that
caters to individuals that want to live, work, and play within
the same neighborhood.
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Riverfront Mixed-Use - The Riverfront Mixed-Use designa-
tion is intended to allow for flexible development along one
of the Community’s most valuable assets, namely the Colo-
rado River. It is anticipated that this zone will allow residen-
tial, retail, and commercial activities. Uses might include
riverfront housing, recreation focused businesses and retail,
and riverfront commercial office space. Uses will be re-
stricted based on their ecological and environmental com-
patibility with the river along with ensuring the general pub-
lic will still have access to the river.

Parks - The Parks designation is anticipated to comprise
public and potentially privately owned land that has open
access for the purpose of creating opportunities for resi-
dents and visitors to enjoy the variety of outdoor activities
that are possible within the Community. Not all of the land
currently designated as Parks is publicly owned, and a tran-
sition period is expected to allow current uses to conform to
the proposed designation.

MAPS AND DESCRIPTIONS

Map 2 shows the planning area which includes both Para-
chute and Battlement Mesa, and extends 3.3 miles to the
southwest along I-70, and nearly four (4) miles to the north-
east along County Road 215. The light blue lines designate
the current Town boundaries, and the neon green lines rep-
resent potential pedestrian and biking trails that will be dis-
cussed in greater detail in subsequent sections. The orange
circle represents the 3-mile boundary, or the maximum area
that can be annexed in a given direction in a single year.
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Map 2: Planning Area and Land Use Overview
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NORTHEAST

The northeast section of Town begins with an Industrial
zone on the north, and transitions to Mixed-Use moving
south toward the northeast I-70 interchange and the down-
town section of the Town (see Map 3). The Industrial zone is
compatible with current uses for the land, and would make
an excellent location for industrial manufacturing due to its
prime location near I-70.

The Mixed-Use zone is anticipated to include retail and other
development that will play a role in enticing travelers on I-
70 to stop and shop within the Community.

As discussed in Chapter 1, the Colorado River is a tremen-
dous asset for the Community and the Riverfront Mixed-Use
zone facilitates public access to enjoy and utilize the River.
The section of the river shown within Map 3 lies mostly
within a flood plain, so development opportunities may be
limited, but this would be a prime location for walking and
bike trails, and amenities that allow visitors to get in and out
of the water for recreation.

The Riverfront Mixed-Use zone will be the start of the pro-
posed river recreation corridor (mentioned within Chapter
1) which extends through the Community along the Colo-
rado River. The green lines represent potential future biking
and walking trails that will connect the Mixed-Use zone to
the river and the rest of the recreation corridor. The Indus-
trial, Riverfront Mixed-Use, and part of the Mixed-Use zones
shown in Map 3 lie outside current Town boundaries, and
should be considered for future annexation.
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DOWNTOWN

A downtown is the defining symbol of a community and can
be a source of pride and activity for residents and memora-
ble vacations for visitors. To accomplish this, the Downtown
needs to be inviting and clearly demonstrate sophisticated
and deliberate development. The Historic Downtown is an
important component of the Town’s history, but the best op-
portunity to build a unique and unforgettable center of ac-
tivity lies on the other side of I-70.

The newly designated Central Business District (CBD) will
serve as the new center of commercial activity for the Town,
and will provide permeable access for vehicles and pedestri-
ans to go from shopping and entertainment venues within
the district, to the adjacent Parks and recreation corridor
that includes several small lakes and the Colorado River (see
Map 4).

The Historic Downtown and adjacent rest stop, located in
the Commercial zone, will continue to play a role in the Com-
munity even if future commercial development moves to the
CBD. For example, the rest stop will continue to attract trav-
elers. The Historic Downtown can be an area with cultural,
historical, and retail uses.

The Residential zone that borders the Historic Downtown is
anticipated to continue to serve as the location for the
Town'’s core population.

The CBD is adjacent to the Mixed-Use zone mentioned in
Map 3 on the north, and Residential and Mixed-Use zones to
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the south. The residential section should allow multi-family
residential housing near the CBD that transitions into single-
family attached and single-family detached homes near the
river and recreation corridor.

Map 5 shows additional detail of the Southern portion of
downtown Parachute, including the Parks, Residential, and
Mixed Use Zones.

The Mixed-Use zone to the Southwest of the CBD is antici-
pated to include commerecial, retail, and residential develop-
ments, as well as the local high school. Signage and facade
requirements will be important within this zone, because it
is highly visible to travelers on the Interstate and will play a
large role in shaping the visual appeal of the community.

Massing considerations should be provided to the down-
town zones, whether through signage or vertical construc-
tion limitations, that allow recreation developments to be
highly visible from the freeway to attract and entice travel-
ers to the recreational amenities. Attracting traffic into the
parks and recreation corridor is central to the success of the
strategy and visibility from the freeway will be key.
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WEST CENTRAL

The west central section of Town will
serve as the site for future Industrial,
Light Industrial, and Commercial de-
velopment. Convenient access along
Parachute Park Blvd. will be a major
benefit to new businesses in this re-
gion of Town. The Commercial/Light
Industrial zone will be most appropri-
ate for light manufacturing, business
parks, light industrial parks, and agri-
business related industries. Develop-
ment of new businesses in the Indus-
trial zone to the west will be difficult
due to unfavorable slope.

The Commercial zone located to the
north of the Residential zone may
take some time before it is fully uti-
lized, but it is anticipated to become a
commercial corridor that connects
the Historic Downtown with the ma-
jor businesses up the canyon toward
the north.

Part of the land within the proposed
Industrial and Commercial/Light In-
dustrial zones are currently located
outside Town limits. These sections
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should be considered for future annexation.
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NORTHWEST

The Town boundary on the northwest end of Town currently
extends just over one (1) mile beyond the Historic Down-
town. As was mentioned in Chapter 1, there are several ma-
jor employers located up the canyon just beyond the Town
boundary such as Solvay, Williams, and Encana Natural Gas,
Inc. Extending the Town boundaries an additional three (3)
miles to the northwest to encompass these employers will
provide property tax benefits to the Town, and the busi-
nesses will benefit from the Town'’s infrastructure connec-
tions.

Part of the land within the proposed Industrial zone is cur-
rently being used for Agriculture and Residential purposes.
These uses should be maintained after annexation into the
Town. To accomplish this, an Agricultural-Residential over-
lay could be added to sections of the proposed Industrial
zone.

Toward the northern end of the proposed Industrial zone is
a small section that is designated as Commercial/Light In-
dustrial. This would allow for the addition of some commer-
cial activity within the large and expansive industrial zone.

At the edge of the existing Town boundary is a small area
that has been considered for the future development of a
multi-use public entertainment venue such as rodeo
grounds, an arena, and/or community event center. To facil-
itate this future development, the proposed land use is des-
ignated as Parks. The proposed venue could be beneficial to
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the Community, but priority should be placed on develop-
ment near the CBD first to create vibrancy within the down-
town.

The rest of this page has been left blank intentionally
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Map 7: Northwest Parachute
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SOUTH CENTRAL

The south central section of Town has
the potential for commercial, residen-
tial, and recreational development.
Mixed-Use zones (both standard
Mixed-Use and Riverfront Mixed-Use)
will make up the majority of this sec-
tion of town and could include com-
mercial and retail development along
with multi-family housing and single-
family homes. Itis anticipated that the
retail and commercial development
will occur along the transportation
corridor through the Mixed-Use zone
(which will be discussed in a later sec-
tion) with housing filling in on either
side of the retail and commercial uses.
This arrangement will provide the
most value and utilization of available
land. Entertainment venues, such as a
sports complex, is another potential
use within the Mixed-Use zone

The land adjacent to the west (south-
west) interchange has been desig-
nated as Commercial and Commer-
cial/Light Industrial, and is a prime
location for a truck stop, and other

Better City

transit oriented commercial development. The Commercial zones on either side of
the freeway will serve as the gateway to the Community from the west, and as a

reminder to stop and shop for travelers coming from the east.
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SOUTHWEST

The Town'’s boundary currently only
extends approximately a quarter-mile
past the southwest interchange. Sev-
eral employers and gas wells are lo-
cated slightly further to the south and
should be considered for inclusion in
the Town’s annexation plans. The
land’s topography and current uses
will limit what can currently be con-
sidered in this area, but different uses
are possible in the future.

Specifically, the Riverfront Mixed-Use
zone should extend along the Colo-
rado River to provide additional out-
door recreation opportunities. The
remaining land should be initially
designated for Industrial use. The
narrow section of land between 1-70
and Old Highway 6 has several gas
wells, which will provide property tax
benefits to the Town in the short run.
In the long run, this land would be
ideal for additional commercial devel-
opment due to its visibility and poten-
tial access from the freeway. The
southernmost tip of the planning area

Better City

has potential to transition from its current use to riverfront residential uses. Care
must be taken to delicately approach possible transition plans. The current land-
owners and facility operators should be allowed to continue their operations until
the end of their economic life, at which point transition plans can be explored in
greater detail.

Map 9: Southwestern Parachute
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TRAILS AND TRANSPORTATION

Trails

As described in Chapter 1, outdoor
recreation is important not only for
attracting outside visitors, but also
important in order to provide quality
of life assets for residents. Biking
trails are an excellent way of accom-
plishing both goals, and are becoming
increasingly valuable in attracting
members of the “Millennial” genera-
tion. As has been described previ-
ously, the green lines through the
planning area represent possible pe-
destrian and bicycle paths that have
the potential of connecting Commu-
nity residents with entertainment
and recreation activities.

The pathways also have the potential
of better connecting the Town of Par-
achute to the community of Battle-
ment Mesa. The development of trails
and trailheads should be explored in
collaboration with the owner-
ship/leadership of Battlement Mesa
to identify the best possible routes
and trailhead sites. Potential sites
have been identified and are shown in

Better City

Map 10. Of particular note is a potential trail development that extends from down-
town Parachute to existing trails on top of the Battlements, including those that
access the Battlement Reservoirs.

A group in Battlement Mesa is currently identifying potential trail routes within the
PUD. The Lower Valley Trails Group (LOVA) is also working very hard to establish
a trail from Fruita to connect with the Glenwood Springs trail system. This trail has
been identified as the number two (2) priority by a Governor’s Task Force. In ad-
dition, a trail to the battlements for mountain biking, hiking, and off-road vehicles
is identified.

b Copyright ESri o

Map 10: Potential Trailhead Sites
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Transportation

The new developments that will be
recommended and discussed in Chap-
ter 6 will create additional strain on
the Town's roads, and particularly
those that will service the CBD and
neighboring parks. Also, Cardinal
Way will need to be extended further
to the south to allow it to connect to
the southwest interchange. Map 11
shows the major arterial roads
throughout the Community, including
the proposed extension to Cardinal
way. It is anticipated that these sec-
tions of road will receive the most ad-
ditional traffic due to new develop-
ment.
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Map 11: Transportation Corridors
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In particular, the section of road that is likely to experience
the most additional traffic is the section of Highway 300 be-
tween [-70 and Battlement Parkway, and Cardinal Way
where it connects to County Road 300. Current traffic within
this section of the Community was obtained from the Colo-
rado Department of Transportation (CDOT) and was ana-
lyzed to determine the potential need for future infrastruc-
ture improvements or possible roadway expansions. Peak
traffic flow rates were determined and are reported in Table
2.

Current Peak |Maximum Stable
Road Flow Rate Flow Rate
Southbound 300 444 900
Northbound 300 417 900
300 Combined (both
directions) 65 L
Eastbound Cardinal Way 59 900
Westbound Cardinal Way 206 900
Cardinal Way Combined
(both directions) 24 oa0e

Source: CDOT
Table 2: Traffic Corridor Analysis, 2015

Peak flow rates in each lane don't necessarily add up to the
peak flow rate for the road as a whole. For example, both
Northbound and Southbound 300 reach peak flow rates in
excess of 400 cars per hour, but they don’t peak at the same
time. Northbound 300 peaks in the morning when residents
from Battlement Mesa are leaving for work, and Southbound
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300 peaks at the end of the day when they are returning
home. At any given time, the total traffic on the road does not
exceed 665 cars per hour.

1,800 cars per hour is the generally accepted stable flow rate
for a two-lane road. Flow rates above 1,800 are considered
unstable and communities should invest in infrastructure
improvements to widen the road or provide alternative
routes. As shown in Table 2, current traffic on the major
transportation corridors has a lot of room for growth before
congestion becomes an issue from a traffic-engineering
standpoint.

However, there is currently a need to improve road condi-
tions and design further East along Battlement Parkway. The
two-lane section of Battlement Parkway is rather narrow,
and future improvements should include widening the road
and improving the shoulder. Many residents would like a
controlled intersection where East Battlement Parkway con-
nects with North Battlement Parkway due to the sometimes
lengthy waits required to turn left. However, current traffic
counts do not justify adding a light at that intersection. A
light should be considered in the future, but traffic will have
to increase substantially before one is warranted.

In the future, as Battlement Parkway and County Road 215
begin to reach their capacity limits, another route of con-
necting the population of Battlement Mesa to I-70 will likely
be needed. The most logical and economically viable solu-
tion will be to improve and utilize County Road 300/Stone
Quarry Road. County Road 300 already connects Battlement
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Mesa Old US Highway 6 by crossing
the Colorado River near the southern
end of the planning area (see Map 12).
Rather than re-engineer a completely
new road and river crossing, the Com-
munity will be able to save a consid-
erable amount of money by utilizing
existing assets.

Additionally, by utilizing County Road
300, the Community will have addi-
tional leverage of adding a third free-
way interchange near the southern-
most end of the planning area. US In-
terstate Highway standards dictate
that the minimum distance between
interchanges in rural communities is
three miles. County Road 300 ap-
proaches [-70 approximately 2.5
miles from the existing southwest in-
terchange. If an alternative route
were used to connect Battlement
Mesa to 1-70, the Community would
likely not be able to justify the addi-
tion of a new interchange, because the
distance from existing interchanges
would be too close. By utilizing
County Road 300, the Community will
have the greatest chance of adding a

Better City

third interchange which will provide substantial economic benefit.
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4 | RETAIL ANALYSIS

SUMMARY

The Community is currently underserved in retail offerings.
Existing retailers and businesses have struggled to make
ends meet, particularly during downturns in the natural gas
industry. The limited selection of retail offerings in the local
market has led to a significant amount of retail leakage with
residents travelling long distances for major shopping trips.
Even when local goods are available, residents often choose
to forego purchasing local goods in favor of purchasing the
goods in conjunction with a major shopping trip to one of the
neighboring retail nodes such as Grand Junction or Rifle.
While the Community captures a significant amount of retail
activity from the freeway, it is currently not enough to make
up for the leakage that is taking place with local residents.
The following analysis and discussion identifies opportuni-
ties to reverse the retail leakage that is taking place, and to
capture an increased portion of retail activity from visitors
and travelers utilizing I-70.

Current Retail Landscape

In comparison to surrounding communities, the Town of
Parachute captures an impressive amount of retail activity
per capita, and is second only to Glenwood Springs. How-
ever, when combined with Battlement Mesa, the Community
as a whole is capturing just under $10,000 per capita,
whereas the State average is over $15,000. The difference
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between the Community’s per capita retail spend and State
average is the amount of leakage, or missed local economic
activity, that is taking place. Further analysis suggests that
while the Community currently has the expected mix of
some retail establishments, others, such as clothing, elec-
tronics, and appliances stores are lacking. Attracting the
right mix of retailers that are able to capitalize on existing
needs may represent an area of low-hanging fruit.

Recruitment Strategy

Three (3) basic categories of retail opportunities exist:

Those that may be interested today based on an unmet
local or regional need;

Those that may be interested today based on an unmet
need of travelers and visitors; and

Those that would be interested contingent upon future
growth and community momentum.

Each of these categories is explored and opportunities
within each are identified below.

An effective recruiting strategy will leverage the assets of the
Community and will cast a vision of the growth and the de-
velopment that are planned. It is important that the vision
be based in reality; yet is capable of capturing the imagina-
tion of potential retail operators. All three (3) categories of
companies will be more likely to come to the area if the Com-
munity can clearly demonstrate and communicate how ben-
eficial future development can be.
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Implementation

Implementation strategies and specific action steps are de-
scribed. Action steps include identifying potential retailers,
demographics analysis and marketing materials prepara-
tion, casting the vision to potential retailers, developer re-
cruitment, and more.

Closing the Gap

Alarge catalytic project in the Community will likely require
a substantial level of public participation. Without public
participation, private developers will not be able to achieve
market-rate returns and will continue to choose to invest in
other locations with a larger population base. Public incen-
tives such as Tax Increment Financing (TIF), Public Im-
provement Fees (PIF), and sales tax sharing are described in
detail. The public-private partnership enabled through these
tax incentives represents the most cost effective manner in
which a community can correct market shortfalls and gain
access to amenities that would otherwise be impossible.

Retail Interest

The first steps of implementation have been carried out and
the results are detailed. Several retailers in multiple catego-
ries have expressed a preliminary interest in participating in
a new development project within the Community and in-
clude national brands such as Shopko, Ross, Arby’s, and
Jimmy John’s.

Better City

Page 111 of 175

66

Recruiting Primary Employers

The overall strategy of recruiting additional primary em-
ployers to the Community will follow the same basic steps
outlined in the retailer recruitment section. Focus should be
placed on identifying potential employers that would gain a
competitive advantage by locating to the Community, such
as manufacturing operations that use sodium bicarbonate as
a major ingredient. In conversations with potential compa-
nies, it will be important to cast the vision for the future, then
identify and rectify any infrastructure or financing gaps that
may exist.

CURRENT RETAIL LANDSCAPE

Generally speaking, there are two (2) sources of retail de-
mand within a given geographic location. The first and often
primary source of retail demand is driven by the consump-
tion needs of the local population. The larger the local popu-
lation, the greater the demand for local retail offerings. The
second demand driver is from non-local sources that can in-
clude spillover from surrounding communities, or tourists
and travelers that are passing through or visiting. The com-
bination of these demand drivers constitute the total local
retail demand, and in turn, influence which types and the to-
tal number of retail establishments that can be reasonably
supported within a community.

A baseline analysis of the current retail offerings in compar-
ison to surrounding communities and/or the State, provides
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a point of reference regarding initial opportunities and es-
tablishments that may be interested in opening a new store
within the local market. Table 3 shows the total amount of
taxable sales that occur within the local market in compari-
son to neighboring communities and the State average. Due
to the difference in reporting cycles for the State vs. individ-
ual municipalities, the State average is for the year 2013 and
all of the municipal data are for 2014.

Although Parachute is not typically thought of as a retail
node, it captures an amount of retail activity per capita that
far exceeds the State average, and is second highest among
comparison communities within Garfield County or along
the I-70 corridor. However, when retail activity for the Town
of Parachute is added to the retail activity in Battlement
Mesa, the combined Community has a level of retail activity
that is below the State average, and is at the lower end of the
comparison communities.
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Location Taxable Sales Population Teaxable Sales
per Capita
Colorado (2013) $ 79,025,674,000 5,264,890 S 15,010
Glenwood Springs S 496,076,171 9,849 $§ 50,368
Parachute (alone) $ 50,379,023 1,109 $ 45,427
Grand Junction $ 1,898,904,188 61219 S 31,022
Rifle S 229,296,540 9,279 S 24,711
De Beque S 11,357,804 492 S 23,085
Carbondale S 94,676,058 6,514 § 14,534
Parachute w/
Bt meat e S 54,043,565 5,446 S 9,924
Silt S 21,717,936 2,988 S 7,268
New Castle S 25,964,502 4,563 S 5,690
DRIEMEREMES): & s 4,337 $ 845
(alone)

Source: Colorado Department of Revenue

Table 3: Taxable Sales Comparison

Overall, many of the communities listed capture much more
retail activity than would be expected based on population
alone. The difference can be explained by a combination of
high median incomes, retail surplus (opposite of retail leak-
age) from other markets, and tourist activity.

To gain greater insight into the types of retail activity that
are leaking to surrounding markets, the number and types
of retail establishments within the Community were com-
pared to State averages. Table 4 shows a list of major retail
and accommodation and food service categories, the average
number of establishments within each category per 1,000
Colorado residents, and the number of establishments and
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gross sales that would be expected within each category for The number of current retail establishments were deter-

the Community based on population. Subcategories are mined based on self-reported NAICS codes by local busi-
shown with indentations. The number of establishments and nesses. The reported codes typically only cover the primary
the expected sales from those establishments for the Com- business activity of an establishment, and therefore may not
munity represents a scenario based on the local market be- capture all of the retail offerings that are available within the
ing able to capture 100% of the anticipated local demand. Community.
Retail Category Number of Establishments in Sales per Capita  Establishments per 1,000 Expected Total Sales for Expected number of Establishments Current
Colorado {Colorado) Residents (Colorado) Parachute/Battlement Mesa for Parachute/Battlement Mesa Number|
Retail trade 18,474 $13,448 37 $73,236,634 20.0] 40.0
Motor vehicle and parts dealers 1,856 $2,888 0.4 $15,730,531 2.0 5.0
Automobile dealers 644 $2,363 0.1 512,867,737 0.7 1.0
Automotive parts, accessories, and tire stores 989 5324 0.2 $1,762,752 1.1 3.0
Furniture and home furnishings stores 860 4368 0.2 $2,001,982 0.9 0.0
Electronics and appliance stores 236 $333 0.2 51,812,367 0.9 4.0
Buildir:g material and garden equipment and 1,429 $1,019 o3 45,549,170 gz 0.0
supplies dealers
Grocery Stores 1,003 $2,158 0.2 $11,752,433 11 2.0
Superm.arkets and other grocery (except 800 $2123 0.2 11,563,627 os o
convenience) stores
Convenience Stores 203 535 0.0 $188,806 0.2 1.0
Beer, wine, and liquor stores 1,240 5336 0.2 $1,829,815 13 2.0
Health and personal care stores 1,272 $520 0.3 $2,830,540 1.4 2.0
Pharmacies and drug stores 391 5377 0.1 $2,050,826 0.4 1*
Cosmetics, beauty supplies, and perfume 211 $49 00 $267,901 02 oo
stores
Optical goods stores 275 540 0.1 $218,814 0.3 0.0
Other health and personal care stores 395 $54 0.1 $293,000 0.4 2.0
Gasoline stations 1,618 $1,500 03 $8,169,708 1.7 2.0
Clothing and clothing accessories stores 2,362 5672 05 $3,658,500 2.6 1.0]
lewelry, luggage, and leather goods stores 351 81 0.1 §439,250 04 0.0
Sporting goods, hobby, musical instrument, and
1,282 $393 03 52,142,843 1.4 1.0
book stores
General merchandise stores 614 $2,236 0.1 $12,179,059 0.7 1.0
Office supplies, stationery, and gift stores 689 $106 0.1 $579,444 0.7 2.0
Nonstore retailers 1,464 5586 0.3 $3,191,595 1.6 16.0/
Accommodation and food services 12,744 $2,700 25 $14,706,307 13.8 16.0
Accommodation 1,556 $800 0.3 $4,357,413 17 6.0
RV (recreational vehicle) parks and
. 204 529 0.0 $159,867 0.2 i*
recreational camps
Food services and drinking places 11,188 $1,900 Tl $10,348,894 12.1 10.0
Drinking places (alcoholic beverages) 753 583 0.1 $454,070 0.8 0.0
Restaurants and other eating places 9,751 $1,688 19 $9,191,842 10.5 9.0
Full-service restaurants 4,691 4903 09 54,920,168 5.1 4.0
Limited-service restaurants 3,821 5636 0.8 $3,463,202 4.1 5.0
Snack and nonalcoholic beverage bars 1,155 $124 0.2 $672,962 1.2 0.0
* Retail offering not captured by self-reported codes, but is known to exist within the community

Source: 2012 US Economic Census, Town records
Table 4: Establishments per Capita Analysis
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The analysis from Table 4 suggests that the Community al-
ready has the number of establishments that can be ex-
pected in several categories, including grocery stores, res-
taurants, and general merchandise (such as Family Dollar).
For example, Colorado averages suggest that a community
the size of Parachute and Battlement Mesa would support
one (1) grocery/supermarket store, one (1) general mer-
chandise store, and approximately ten (10) restaurants. The
number expected are close to the current reality. However,
many of the existing store owners have expressed in inter-
views that they are struggling and are on the brink of closing
down. The discrepancy between what is estimated to be a
stable number of stores, and the number that are currently
struggling to survive reaffirms that a substantial number of
local customers are patronizing restaurants and retail shops
outside the local market.

There are other categories where the Community has more
establishments than would be expected. For example, a com-
munity the size of Parachute and Battlement Mesa is ex-
pected to support 1.7 accommodation establishments, yet
Parachute is reported to have six (6). Demand drivers that
existed previously, such as drilling activity, justified the in-
vestment in excess capacity. However, current room prices
and vacancy rates suggest that there is excess supply in the
local market.

The analysis also provides insights into potential categories
that may represent low hanging fruit for future develop-
ment. For example, a community the size of Parachute and
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Battlement Mesa is expected to be able to support 2.6 cloth-
ing and accessory stores, yet only one is reported to exist in
the Community. The analysis also suggests that a hobby
store selling items such as sporting goods, books, and musi-
cal instruments, may fill an unmet need. The local population
is also on the cusp of being able to support additional oppor-
tunities such as an appliance and electronics store. In some
cases, a single retailer that provides goods in multiple cate-
gories may be able to survive, while specializing on a single
category may not be feasible.

RECRUITING STRATEGY

Ultimately, in order to recruit the type and number of retail
offerings that have been requested by Community stake-
holders, the population of the Community will have to grow.
Potential retailers that choose to locate to the Community
today will not have access to as large of alocal market as they
would typically get in another location in Colorado. To min-
imize risk and maximize returns, retailers will consistently
choose larger markets where their stores can perform at, or
better than average. Because average returns are not being
met by existing operators within the Community, there is lit-
tle motivation based solely on market forces to justify new
investment.

Growing the population of the Community is a multi-year ef-
fort and will require the implementation of the strategies
put forth in Chapter 6 (Recommendations) of the Compre-
hensive Plan. Specifically, the creation of a destination venue
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in the downtown core of the Community that includes ele-
ments of entertainment and recreation will increase the
number of visitors and residents in the Downtown, and will
increase the demand for retail. Increased demand will bene-
fit existing and future retail operators. However, there are
efforts that can be made now to add retail establishments
while progress is being made on other strategies.

Meeting Local and Regional Needs

One strategy of recruiting additional retailers is to identify
gaps in local retail offerings and recruit operators that are
capable of filling those gaps. For example, the population and
per capita establishment analysis above suggested that a
clothing and clothing merchandise operation may be sup-
ported based on the local population size alone. While a
small clothing store may struggle, there are retailers that of-
fer clothing in addition to a number of other products that
are not offered by current local retailers.

Examples of retailers that fit this mold include Shopko
Hometown, and possibly Ross Dress For Less. Shopko
Hometown is a smaller store format than a typical Shopko,
but still includes the same types of products including cloth-
ing, soft goods, toys, nutrition, and a limited selection of ap-
pliances and electronics. Shopko would cater mostly to the
local population, although there is a possibility that resi-
dents from neighboring communities such as Rulison and De
Beque would choose to shop at a Shopko Hometown in Par-
achute, instead of travelling to Rifle or Grand Junction to pur-
chase similar goods.
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Ross Dress For Less specializes in discount clothing, alt-
hough they do have sections of the store dedicated to house-
hold goods, toys, and electronics. The nearest Ross stores are
currently in Glenwood Springs and Grand Junction, so it is
possible that a store in Parachute would be able to capture a
portion of the Rifle market in addition to the local demand.

When approaching these companies and other similar retail-
ers, it will be important to cast the vision of what is planned
in Parachute with regards to the Central Business District
and future recreational development near the Colorado
River and Spring Lake. A strong vision from the Town's lead-
ership will can go a long way in helping potential operators
see the value of locating to the Community, particularly
when the current economic status quo may not justify it. Op-
erators need to be reminded of the value of investing in a
community while real estate prices are low, and then riding
the wave as momentum builds. A strong vision and a plan for
redevelopment will help operators understand the value of
investing early and being part of the change.

Non-Local Needs

Another opportunity for retail development is in catering to
the needs of potential customers that are passing through
the area. The value of I-70 and the 34,000 vehicles that pass
by Parachute everyday should not be underestimated.

One potential area of low-hanging fruit in meeting the needs
of non-local visitors is in food establishments. Although the
Community has ten (10) restaurants, only two of them are
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nationally branded limited-service (also known as fast-food)
restaurants. Based on Colorado averages, the local popula-
tion size would suggest that four (4) of the local restaurants
should be fast-food, and the high volume of traffic from the
freeway may provide the support for even more. However,
due to the current limited offerings within the Community, a
large number of potential customers are likely choosing to
continue to drive on to Rifle or Grand Junction. The limiting
factor in recruiting additional nationally branded fast-food
restaurants will likely be the lack of existing compatible
buildings and the need to invest in new development. This is
another instance where casting the vision of the new Central
Business District development and future high quality com-
mercial space will help grab the attention of an operator that
would otherwise look past the Community.

Contingent Companies

A third category of retailers that can be recruited are those
whose interest in the Community would be contingent upon
other development. For example, outdoor recreation rental
companies and outfitters would have a hard time making
ends meet today, but as the recreation and entertainment
opportunities near the Colorado River are developed as de-
scribed in the Comprehensive Plan, an operator may have
interest, because market demand will justify the necessary
investment. Likewise, the recreation development will open
the door for novelty retail, gift shops, boutique soft goods,
and specialty food stores, such as an ice cream parlor.
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Casting the vision, and then following through to implement
the strategies of developing the outdoor recreation opportu-
nities will be the start of a new virtuous cycle in the Commu-
nity. As development occurs, the Community will become an
attractive location for the contingent retail operators. The
combination of recreation and retail development will cast a
new positive light on the Community that will be attractive
to future employers and future residents. As the Community
grows, additional retailers will become interested in the
Community, because the population and the stability of the
workforce will begin to justify investment on its own and the
cycle can continue. Without the vision of the new Central
Business District and other redevelopment efforts, it will be
hard to gain the traction necessary to recruit new retailers,
employers, and employees.

IMPLEMENTATION

Action Steps Required

Action Step #1 - Identify Potential Retail Gaps

A detailed list of potential retailers should be developed
based on gaps in the local and regional market. For rural
communities, it is likely that operators will need to focus on
more than one segment of the market (such as a mixture of
clothing, electronics, and household items) to ensure that
they are able to operate profitably.
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Action Step #2 - Conduct Demographic Assessment of
the Local Market

Most retailers will have a strict set of requirements that a
site must meet before they will consider placing a store
there. Typical benchmarks that retailers will look for include
population, population growth estimates, and median in-
come. It is helpful to include these numbers for a 5, 10, and
sometimes 20-mile radius originating from the proposed
site. Access to the site and traffic counts along adjacent road-
ways, and the location of competitors are additional ele-
ments that potential retailers will want to consider. The in-
formation described above should be formatted into an easy
to read flyer that can be shared with potential retailers. See
Appendix A for an example flyer.

Action Step #3 - Develop List of Potential Recruitment
Targets

Based on the gaps identified in action step #1, a list of poten-
tial retailers that may have interest in the local market
should be generated.

Action Step #4 - Contact Potential Retailers

Many of the national chain retailers will have a real estate
division responsible for new site selection. The real estate
group is a great place to contact first. Alternatively, other re-
tailers work exclusively through regional brokers for site ac-
quisitions and this broker can be a great point of contact.
During the initial conversation with a potential retailer, it
will be important to highlight the merits of the proposed lo-
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cation including the demographic elements identified in ac-
tion step #2. It is also important to describe the vision for
future nearby development such as the project scope, adja-
cent retailers, outdoor recreation elements, new housing,
etc. Representatives from the retailers may want to jump on
Google Earth to go on a virtual tour of the site over the
phone.

The potential retailers should be asked questions regarding
their interest in the site, or what might be done to allow
them to become interested such as preferred co-tenants or
adjacent development. The flyer developed in action step #2
should be sent as a follow-up. Follow-up questions should
gather information such as building design requirements,
acceptable lease rates or preferred ownership structure,
preferred developers, and a rough timeline on their decision
making process.

Action Step #5 - Land Assemblage

Based on the number of potential tenants and their individ-
ual square footage requirements, it will now be possible to
finalize a site and lock up ownership via option agreements.

Action Step #5 - Recruit Developer

It will be much easier to attract a developer once potential
retailers/tenants have expressed interest in locating to the
new project, and the land has been packaged together.
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Action Step #6 - Design and Bid

Working closely with the developer, an architecture firm
should be selected to design the project, and then construc-
tion bids should be solicited. The bids will allow the devel-
oper to create a detailed estimate on the total projects costs
that can be used to define the financing gap that exists be-
tween expected revenue and the debt service on the project.

Although traditional development would require the opera-
tor/developer to cover these costs, it may need to be initially
borne by the public sector and reimbursed as a project cost
once financing is secured.

Action Step #7 - Project Financing

It is anticipated that a catalytic project like the one that is
necessary to revitalize the Community will require a variety
of financing sources including private investment, grants,
and public incentives. Public incentives will be required to
close the gap between the current market realities vs. the de-
veloper’s required returns. Although public incentives may
be somewhat new to stakeholders and residents of the Com-
munity, they are commonly used throughout the State by
large and small cities alike.

Closing the Gap

In many cases, at least initially, the potential retailer will not
be able to meet their required return requirements if they
open a new location within the Community today. As de-
scribed previously, the local market size is too small to war-
rant significant new retail development, and the retailers
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will choose to focus on areas with more promising returns.
However, the tables can be shifted in favor of the Community
by way of public-private partnerships.

One common method to help close the financing gap is
through Tax Increment Financing (TIF). Under Colorado law,
TIF is enabled through the creation of a local Urban Renewal
Area (URA). Essentially, TIF captures a portion of the value
that is created by a new development and returns or refunds
a portion of that value back to the developer to help close the
gap between capital and operation requirements, and the
project revenue.

For example, a new commercial development that is an-
chored by a store such as Shopko Hometown would be val-
ued at several million dollars, and would generate significant
property tax revenue beyond what is currently being pro-
duced by that section of the Community. The additional tax
revenue is referred to as the “tax increment.” The URA is able
to capture a portion of the tax increment, and it is returned
to the project to help cover the debt service and other ex-
penses. In this regard, a developer is able to leverage the tax
increment to build a project that is larger in scale and more
impactful than they would be able to build on their own
without the public investment.

Depending on the size and scope of the project, TIF may not
be sufficient to provide the necessary incentives to get a de-
veloper interested in taking on the project. Another incen-
tive that can be considered is local sales tax sharing. Because
Parachute is a Home Rule Municipality, it has control over
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how local sales tax is collected and spent; therefore, the
Town can allocate a portion of the sales tax generated from
anew development to be returned back to the development
itself. Local sales tax sharing is a powerful incentive and
could go a long way in helping to close the deal with a major
retailer such as Shopko or Ross.

One other incentive that works well for retailers is the Public
Improvement Fee (PIF). PIF is similar to sales tax in some
ways, but very different in others. In order to collect PIF, a
Public Improvement Corporation (PIC) is typically formed,
which is a non-profit corporation whose mission is to sup-
port the objectives of a public entity, such as the Town. A PIC
has a defined boundary, and requires the consent of the
landowners.

At its core, a PIF behaves similar to a sales tax in that it is an
extra percentage amount that is applied to retail transac-
tions that occur within the specified geographic area. The
PIF is applied to a transaction amount before sales tax;
therefore, sales tax is charged on the PIF amount in addition
to whatever goods are being purchased.

The fee is collected by a third party administrator, often the
PIC, but can also be collected by the Town and then depos-
ited into the PIC’s bank account. PIF funds must be used for
improvements to the property where the PIF was collected.
PIF funds can be used for a variety of purposes such as land
acquisition, new construction, improvements, landscaping
enhancements, public events, etc. Developers can monetize
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PIF revenue to help cover debt service on a new develop-
ment and, under some circumstances can issue bonds
backed by PIF revenue. Thus future PIF revenue can be lev-
eraged even before actual sales begin. Because PIF is a “fee”
and not a “tax” it does not require governmental approval or
general election, and instead is instituted by way of a cove-
nant that is tied to the private property or to a lease.

The municipality wherein the PIF is collected can opt to en-
ter into an agreement with the property owner to reduce, or
“credit” sales tax collected at that development to offset the
PIF, so that a consumer would continue to pay an effective
tax/fee rate that is similar to the typical municipal sales tax
without the fee. PIF can be implemented for new retail de-
velopment, but it can also be added to an existing develop-
ment that is in need of revitalization.

The public-private partnership model using methods de-
scribed herein has been shown to be the most cost effective
way for communities to gain access to new development and
new amenities that would otherwise locate to another com-
munity. It is important to educate the general public that the
revenue refunded through TIF or the other incentive options
would not exist were it not for the investment of the private
sector in the new development. When used responsibly, TIF,
PIF, and sales tax sharing are methods of correcting for mar-
ket shortcomings and are not methods of padding the pock-
ets of opportunistic investors.

Colorado law requires that taxing entities that may be im-
pacted by a TIF, such as special districts, the school district,
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etc,, be included in the discussions and agreements that dic-
tate how TIF would be collected and utilized in a potential
project. The involvement of the taxing entities facilitates lo-
cal government oversight and ensures responsible usage of
public funds.

In some cases, public participation by helping to pay for in-
frastructure requirements may be sufficient to help close the
required financing gap. However, large catalytic projects
such as those anticipated for the Central Business District
will most likely require a significant amount of public partic-
ipation via TIF, PIF, or sales tax sharing.

RETAILER INTEREST

Action steps 1-4 have already been initiated and over 50 po-
tential retailers have been identified and contacted to gauge
their interest in locating to the Community. A complete list
of retailers, contact information, and notes from each con-
versation will be provided in a separate document. High-
lights of potentially interested retailers will be described be-
low.

Major Retailers

Major retailers contacted include Shopko, Ross Stores, Stage
Stores, Chico’s, T] Maxx, and Walmart. Of those contacted,
most of the retailers did not provide a response, likely be-
cause the Community is too small to capture their attention.
However, Shopko did express potential interest in the site as
a possible location for a Shopko Hometown store. The popu-
lation of the local market is on the low end of what they are
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looking for, but there are Shopko Hometown stores in even
smaller communities.

Additionally, Ross Stores expressed a similar sentiment, and
thought that Parachute might be a good mid-point location
between their existing stores in Grand Junction and Glen-
wood Springs. The population is on the low side of their re-
quirements, and representatives mentioned that incentives
would be required to make up for the small market size. Ei-
ther of these retailers would be a tremendous asset to the
Community, and would help to reverse a portion of the retail
leakage that is currently taking place.

Grocery Stores

Grocery store operators that were approached include Safe-
way, Aldi, Winco, and Kroger. None of the grocery stores
contacted expressed an interest in opening a new location in
the Community. Specifically, Winco was of great interest to
Community stakeholders, but the representatives stated
that the local population was much too small for them to
consider placing a store there. High traffic counts were not
enough to gain their interest.

Other Community stakeholder requested grocery operators,
such as King Soopers and Food 4 Less are Kroger brands,
which is also the parent company of City Market. Kroger
chooses the brand for a particular location based solely on
geography. City Market is the only format they will place on
the Western Slope of Colorado.

Limited Service Restaurants
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Over two-dozen limited service restaurants were contacted,
and yielded two (2) positive leads. The first is Arby’s, which
expressed interest in the Community as a potential location
for a corporately owned store. Arby’s would prefer an end-
cap location, which would require a new development.
Jimmy John’s also expressed interest in opening a store, and
has experience in Colorado towns that are of similar size as
the Community. However, Jimmy John’s would require an in-
terested franchisee before moving forward.

Other fast food restaurants that requested additional infor-
mation for further review include McDonalds and Sonic
Drive-In. Many of the potential operators stated that they
would not consider the site until an interested franchisee is
identified.

Full Service Restaurants

Of the four (4) full service restaurant operators that were
contacted, Applebee’s is the only one that expressed prelim-
inary interest in adding a store to the Community. Repre-
sentatives are currently reviewing the site information.

Specialty Food Service

Of the six (6) specialty food service operators contacted,
none of them expressed current interest in the site. How-
ever, several operators including Cold Stone, Dunking Do-
nuts, and Krispy Kreme, stated that they would consider the
site if an interested franchisee is identified.

Next Steps
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To maximize the momentum that has been gathered to date,
the Community will need to continue to invest in following
up with the potential retailers and proceed with action steps
5-7.

JOB RECRUITMENT

The overall strategy to recruit and add primary jobs to the
Community is similar to the strategy described above for re-
tailers. It will be important to cast a vision for the future and
describe why employers should be interested in the Commu-
nity as a location for their operation. It will become much
easier to recruit businesses if owners are personally inter-
ested in the entertainment activities, the culture, and the re-
tail offerings of the Community.

The low hanging fruit in terms of jobs and employer recruit-
ment will be businesses that can gain a strategic advantage
by locating to the Community. Examples may include manu-
facturers that use large amounts of sodium bicarbonate in
their products. Co-location with the Solvay (Solvair Natural
Solutions) facility will help both operations save on shipping
and logistics costs.

Other potential employers that would be potentially inter-
ested in the Community may include regional distribution
centers for UPS and FedEx, and heavy manufacturing opera-
tions. Parachute has the infrastructure, the labor force, and
the ideal location for the manufacturing of heavy equipment.

The action steps outlined above for retail can be repeated for
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additional employers, including the steps of identifying po-
tentially interested parties, contacting as many as possible
to discuss the opportunity, identifying needs, and then using
incentives to fill the economic gap that might exist. These
steps have been implemented by other communities with
great success.
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5 | COMMUNITY ANNEXATION

The purpose of this portion of the Comprehensive Plan is to
explore the feasibility of joining the Town of Parachute and
the unincorporated development of Battlement Mesa into a
single municipality. As described in Chapter 1, the Town of
Parachute and the unincorporated development of Battle-
ment Mesa rely on one another for support, and in many in-
stances, they survive and operate together as a single eco-
nomic “Community” rather than two (2) separate communi-
ties.

Because of the close relationship between the two (2) com-
munities, it has been reported anecdotally in stakeholder in-
terviews that it is quite common for residents of Battlement
Mesa to assume that they are part of the Town of Parachute.
For example, there are reports of residents who thought
they were part of the Town because the name “Parachute” is
used for shipping and physical address identification for
Battlement Mesa by the Postal Service. Also, other residents
of Battlement Mesa have assumed that they should have the
ability to participate in local elections and public debate for
Town ordinances, without realizing that the close proximity
does not equate to political representation.

Incorporation brings with it a number of benefits and privi-
leges to the community of Battlement Mesa. For example,
State Energy tax funds, such as State Severance Taxes and
the Federal Mineral Lease funds, are distributed to incorpo-
rated entities, not PUDs or covenant protected communities
such as Battlement Mesa. As a result, Battlement Mesa may
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benefit indirectly from these funds, but the development is
missing out on approximately $670Kk of direct payments an-
nually. Without incorporation, this money will continue to
be spread throughout the County, but will not be directly al-
located to Battlement Mesa.

There are many other potential benefits from incorporation,
such as:

Improved local political representation and support;
Faster maintenance and support services (e.g. snow re-
moval);

Improved access to grants and potential financing
sources; and

Ability to benefit from commercial and real estate devel-
opment.

These topics and others will be discussed in greater detail
throughout this report.

Along with the benefits, there are also additional costs that
need to be considered. Examples of additional costs of incor-
poration include road maintenance and other basic govern-
ment services that are currently being provided by Garfield
County. After incorporation, these expenses would be
shifted to the local municipality. They will be discussed in
detail later in this report.

APPROACH

The concept of incorporating the community of Battlement
Mesa into a separate municipality is not new, and significant
effort and resources have previously been expended to this
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end. To date, the previous studies have yielded similar re-
sults, stating in effect that the new municipality will not be
able to collect sufficient revenues to cover the additional
costs. The most recent study, performed in 2010, showed a
financing gap of approximately $355,000 that would occur if
Battlement Mesa were to incorporate on its own. Much of the
gap was attributed to the lack of commercial activity and the
resulting lack of sales tax, which typically makes up a signif-
icant portion of a municipality’s revenues. The report also
stated that future commercial development within Battle-
ment Mesa will be limited due to its distance from I-70,
which is similar to the findings of Chapter 2 of the plan.

Annexation vs. Incorporation

The unfavorable results outlined by the two (2) previous in-
corporation feasibility reports have left many residents of
the Community thinking that incorporation is a great, but
impossible idea. The two (2) reports however, did not con-
sider an alternative approach: combining the Town of Para-
chute and the community of Battlement Mesa into a single
municipality. The joint approach may allow the Community
to gain operating efficiencies that neither community could
experience as a separate entity.

The most plausible method of combining the two (2) munic-
ipalities to save time and financial resources is to annex the
community of Battlement Mesa into the existing Town of
Parachute. The Town already has infrastructure, personnel,
and resources in place and would ultimately decrease the
amount of up-front investment needed to create a single,
unified municipality.
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Multiple estimation methods were used to arrive at the
likely costs and revenues for the combined municipality.
Specific methods will be detailed in each respective section,
but in general, the costs and revenues were estimated by
comparing the Community to other small and rural commu-
nities throughout Colorado, including the Town of Para-
chute. Additional information was obtained from DOLA, Gar-
field County, and from the previous Battlement Mesa Incor-
poration report conducted by BBC Research & Consulting.

ANNEXATION STRATEGIES

Legal Requirements

The legal basis for annexing unincorporated land into an ex-
isting municipality is outlined in the Colorado Revised Stat-
utes, Title 31, Article 12, Part 1 (C.R.S. 31-12-101 through
122). The article outlines the conditions that must be met for
a municipality to annex additional property, and provides
several different options to accomplish the change. Under
most circumstances, the following general guidelines apply
to new annexations:
1. The proposed annexation area must share at least
1/6% of its perimeter with existing municipal bound-
aries

2. A municipality cannot extend its boundary by more
than three (3) miles in any one direction in a single
year

3. The annexing municipality must be able to provide
the proposed annexation area with municipal ser-
vices (water, wastewater, etc.) within a reasonable
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time frame, or ensure that these services will be pro-
vided by another quasi-government entity (such as
the Battlement Mesa Metro District) at a level con-
sistent with the current incorporated area

4. Adequate public support needs to be obtained
Public Support

In brief, there are two (2) different methods for demonstrat-
ing the public support necessary to enact an annexation,
namely:

1. Petition; and
2. Election.

Each option will be outlined below, along with recommen-
dations on when and how each could be used.

State law allows for an additional type of annexation that
does not technically require public support, but circum-
stances where this method can be used are quite limited.
Town officials have expressed that they will not pursue any
annexation strategy that does not include gaining and
demonstrating public support. Therefore, only the strategies
that include public support will be detailed in this report.

Petition

One of the most straight-forward methods for securing and
demonstrating the necessary public support for annexation
is through a petition. The petition method requires at least
fifty percent (50.0%) of the landowners that also represent
atleast fifty percent (50.0%) of the land within the proposed
annexation area, to sign a petition stating their support for
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the annexation. The petition must include a legal description
of the land owned by each signer and signatures must not be
dated more than one-hundred and eighty (180) days prior
to the petition filing date. This method will likely work for
certain sections/neighborhoods of Battlement Mesa (and
other sections of land surrounding the Town), but it may be
difficult logistically to secure the necessary signatures to
carry out a large annexation with numerous landowners.

Election

If it is not feasible to obtain the signatures required for the
petition method, an election can be used to demonstrate the
necessary public support. However, a petition requesting
the commencement of annexation proceedings is still re-
quired to trigger the election process. Signatures are re-
quired from at least seventy-five (75), or ten percent
(10.0%) (whichever is less) of the registered electors that
are also landowners within the proposed annexation area.

Once the petition has been received by the Town Clerk, and
is determined to be in compliance, the Town then petitions
the District Court for Garfield County to hold the requested
election. The Court then establishes a committee of commis-
sioners that will oversee the election to ensure that it is han-
dled according to State guidelines. The committee consists
of three members: one representing the Town, one repre-
senting the landowners, and a third that is mutually accepta-
ble to the first two.

Eligible participants in the election include registered elec-
tors within the proposed annexation area, and landowners.
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Landowners, including non-resident landowners, are al-
lowed to vote in the annexation election even if they are not
registered electors. Corporate landowners can designate
one of the corporation’s officers to cast its vote. Additional
details regarding the election process can be found in C.R.S.
31-12-112.

Large Tracts of Land with Single Ownership

In addition to the above mentioned requirements of obtain-
ing public support for either method, express written con-
sent is required from landowners that hold twenty (20) or
more acres of contiguous land that has an assessed value of
greater than $200,000 within the proposed annexation area.

Annexation Process

The annexation process has been outlined in great detail by
the State, and it is important that the Town follows the pro-
vided guidelines exactly to prevent unfavorable judicial ac-
tion that may reverse or invalidate an annexation. It is rec-
ommended that Town officials carefully review C.R.S.31-12-
101 through 122 to ensure compliance throughout the en-
tire process. A basic outline of required actions and activities
listed in C.R.S. 31-12-101 through 122 will be included in
this report, but is meant to serve as a reference, and is not
intended to replace the need to refer to the Colorado Revised
Statutes.
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The annexation process is initiated by the preparation of an
annexation proposal that is delivered to the Town for re-
view. The proposal describes the annexation area, demon-
strates that the required public support threshold has been
met, and includes additional details regarding the terms of
the annexation. In the case of an election process, the pro-
posal includes the petition requesting the election. The
Town is then responsible to review the proposal to ensure
compliance with annexation guidelines, and then a decision
is made via resolution whether to proceed, or to deny the
proposal due to non-compliance. If the proposal is deemed
to not comply with the required annexation guidelines, the
Town issues the opinion via resolution and is not required
to proceed.

State law allows, and we recommend, that the Town estab-
lish a policy that requires a draft of the annexation agree-
ment to be submitted with the annexation proposal. The an-
nexation agreement establishes the terms and conditions
upon which the new area will be annexed. Upon approval
and eventual execution, the document becomes a legally
binding contract between the Town and the landowner(s).
The agreement should address items including, but not lim-
ited to: water and wastewater services, water rights, right-
of-ways, easements, road maintenance, public land designa-
tions, building/architectural requirements, zoning, fees, and
other items as deemed necessary to ensure mutual under-
standing of expectations. All of these items are a matter of
negotiation between the landowners and the Town, and can
change throughout the annexation process.
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Public Hearing Notice

Once the Town determines that the annexation proposal
meets the necessary guidelines in its preliminary review, a
public hearingis scheduled. The primary purpose of the pub-
lic meeting is to allow public comment and ensure that the
proposed annexation meets the requirements set forth in
C.R.S.31-12-104 and C.R.S. 31-12-105. Public notice regard-
ing the public hearing needs to occur at least 30 days, but no
more than 60 days, prior to the hearing. Notice of the public
hearing is required to be published once a week for four (4)
consecutive weeks in a local newspaper or magazine with
general circulation within the proposed annexation area.

Next, a copy of the published notice along with the proposal
needs to be sent to the County Commissioners, the school
district, and the special taxing districts that have territory
within the proposed annexation area. The notice and pro-
posal needs to be sent to these groups via registered mail no
less than 25 days prior to the public hearing date.

Impact Report

No less than 25 days prior to the public hearing, the Town
needs to prepare an annexation impact report that details
the impacts of the annexation, and the Town’s plans and in-
tentions on how to provide services to the new area. Addi-
tional requirements for the impact report can be found in
C.R.S. 31-12-108.5. One (1) copy of the report needs to be
filed with the Garfield County Commissioners no less than
20 days prior to the public hearing.
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Public Hearing

The purpose of the public hearing is to ensure that the pro-
posed annexation meets the legal requirements set forth by
the State. At the conclusion of the hearing, the Town will is-
sue, by resolution, its findings on whether the proposed an-
nexation meets the requirements, and whether or not an
election is required. If the proposed annexation does not
meet the requirements, the proceedings end and no further
action is required.

Annexation

If an election is not required, and no additional items remain
outstanding or unresolved, the Town may then annex the
proposed area via ordinance. If it is deemed that an election
is required, the election process described previously com-
mences.

The outcome of the election dictates the next steps as de-
scribed in C.R.S. 31-12-112.

“If a majority of the votes cast at such election are
against annexation or the vote is tied, the court shall
order that all annexation proceedings to date are void
and of no effect and that the governing body shall
proceed no further with the instant annexation pro-
ceedings. If a majority of the votes cast at the election
are for annexation, the court shall order, adjudge, and
decree that such area may be annexed to the munici-
pality upon the terms and conditions, if any, set forth
by the governing body, and the municipality, by ordi-
nance, may thereafter annex said area and impose the

2016-06-09



terms and conditions, if any, as approved by the land-
owners and the registered electors.”

While the effective date of the annexation is set forth in the
ordinance, the effective date for general taxing purposes oc-
curs on the January 15t following the annexation date. A map
of the annexation and the original annexation ordinance are
filed by the Town, and a map and three (3) certified copies
of the ordinance are then sent to the County Clerk and
County Recorder. The County Clerk and Recorder are re-
sponsible for forwarding information of the annexation on
to DOLA and the Department of Revenue to ensure that the
State agencies can begin distributing tax collections appro-
priately.

Other Considerations

A zoning ordinance for the newly annexed area can be
passed simultaneously with the ordinance for annexation,
but cannot occur prior to the annexation ordinance.

FINANCIAL FEASIBILITY

Given the legal route forward for the Town of Parachute and
Battlement Mesa to come together as a single municipality,
additional financial analysis to understand the impacts on
the Town and taxpayers is required to determine the desir-
ability of such an action.

Local vs. County Support

Several different entities are currently providing municipal-
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like services within Battlement Mesa. Specifically, the Battle-
ment Mesa Service Association (BMSA) provides much of the
common/public space maintenance, covenant enforcement,
and other services that are typical for a Home-Owner’s As-
sociation (HOA). The Battlement Mesa Metro District
(BMMD) provides water and wastewater services, and is
contracted by BMSA to provide street cleaning and some
road maintenance.

The remaining municipal services, such as law enforcement,
judicial support, animal control, road maintenance, etc., are
currently provided by Garfield County. In a sense, current
services provided by the County have been viewed as “free,”
because they are paid for by general County taxes, instead of
a specific Municipal tax. In essence, the cost of these services
is spread over the entire County population, vs. a smaller
subsection such as a municipality.

The downside of this is that Battlement Mesa has received a
level of service that is below expectations, and below the
level of service that is provided in nearby Parachute. Much
of the focus and the energy of the County has historically
been allocated to larger population centers such as Rifle and
Glenwood Springs. Battlement Mesa residents have often
felt neglected and underserviced. Attracting additional at-
tention and support from the County is not likely given the
population discrepancies, and therefore the most effective
method to remedy the lack of services being provided to Bat-
tlement Mesa is to shift from County control to local control.

The shift will naturally bring with it an increase in the cost
paid by local taxpayers, because the burden of providing the
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services will be spread over a smaller population and will of
necessity be in addition to the current County mill levy. The
tradeoff for receiving support and an enhanced level of ser-
vice needs to be viewed in the context of not just the dollar
amount of additional taxes that may be required, but must
also include intangible and unquantifiable benefits. Where
possible, the potential impact will be financially quantified,
but ultimately the deciding factor on whether to move for-
ward may be the intangible benefits provided through an-
nexation.

Town of Parachute’s Financial Status

The Town has benefited greatly from the region’s previous
natural gas boom and wise financial decisions that have left
the Town with a comfortable reserve fund and a low amount
of long-term debt. Additionally, the Town'’s ideal location
near [-70 has resulted in sales tax revenue that is propor-
tionally much larger than what most communities in West-
ern Colorado receive. As described in the Phase I section of
this report, sales tax receipts have declined in recent years,
but the Town is currently implementing a broad strategy
that will help attract new jobs and economic activity that will
help replace recent declines. Specific expense and revenue
categories for the year 2014 will be briefly outlined below.

Water/Wastewater/Garbage

The Town operates a municipal water and wastewater sys-
tem and provides these services to Town residents for a
monthly fee. There are approximately 376 active accounts,
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and the revenue gathered from water and wastewater ser-
vices in 2014 equaled $313,292 and $210,748, respectively.
Expenses of operating these programs in 2014 exceeded
revenues and were $424,185 and $275,178 respectively.
The difference totaling $157,323, or approximately $418 per
household, is subsidized by other municipal revenues. Gar-
bage collection is provided through a contract with a third
party and is not a source of a significant financial impact (see
Table 5).

Parachute Revenue Parachute Expenses Net
Water S 313,292 $ 424,185 $ (110,893}‘
Wastewater S 210,748 S 257,178 S (46,430) |
Garbage S 55,943 § 53,546 § 2,397
Total $ 579,983 § 734,909 $ (154,926) |

Source: Town of Parachute

Table 5: Water/Wastewater/Garbage Expenses, 2014

General Government Expenses

General government is the largest category of expenses for
the Town and equaled $1,099,607, or approximately $2,924
per household for 2014. Items within this category include
executive and legislative, judicial, parks, planning and zon-
ing, engineering, etc. Figure 42 shows a comparison of 2011
general government spending for other small towns
throughout Colorado with a similar number of households.
This is the most recent year for which comparison data is
available. The comparison shows that the spending per
household in Parachute is much higher than many other ru-
ral communities of similar size. The difference in spending
per household may present an opportunity for future effi-
ciency gains that will be discussed later in this report.

2016-06-09



$1,800
@ ® parachute
& 41,600
g
- $1,400
o
§'2 $1,200
£ 2 $1,000
£ g
€ 3 $800
o T
é $600
— Cheyenne ®
E $400 Wells @ LaVeta
s 5200 Antonito o ® Haxtun
(] ¢ ® Manassa (Qak Creek

320 340 360 380 400
Number of Households

Source: DOLA

Figure 42: Parachute Spending Comparison, 2011

Law enforcement spending in the Town totaled $485,110 in
2014 and includes the cost of five (5) full-time officers and
office staff. This level of spending and the number of officers
is high based on the number of households within the Town,
but taken in context of the Community population and the
amount of traffic from 1-70, the level of spending makes
sense. This is another area that stands to gain from efficiency
improvements by combining with Battlement Mesa, because
in some regards, the Town's police force is already providing
services to the residents of Battlement Mesa, albeit not di-
rectly.

Major sources of revenue for the Town include Sales Tax,
Property Tax, and Severance/Mineral Lease Tax. Of these,
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Sales Tax is the largest contributor, and is proportionally
much larger than most rural communities (see Figure 43).
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Figure 43: Sales Tax Comparison, 2011

Parachute’s level of sales tax collections at $3,191 per house-
hold clearly suggests that the Town is capturing sales from a
much broader market than just the local population.

The numbers also represent large transfers in 2014 from the
General Fund to the Parachute Capital Improvements Fund
and the new Reserve Fund.
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Parachute Revenue Parachute Expenses Ne’cji
Water $ 313,292 $ 424,185 $ (110,893) |
Wastewater S 210,748 § 257,178 S (46,430) |
Garbage $ 55,943 $ 53,546 $ 2,397
General Government S 138,378 S 1,099,607 S (961,229) |
Law Enforcement S 70,807 S 485,110 S (414,303)
Streets $ s 8 564,205 $ (564,205) |
Culture and recreation S - S 178,465 S (178,465)
Interest expense S - S 2,917 $ (2,917) !
Property Taxes S 342,437 S - S 342,437
Specific Ownership Taxes S 21,427 S - S 21,427 ‘
Sales and Use Taxes S 1,317,839 § - S 1,317,839
Franchise and other Taxes S 6,654 $ - S 6,654 |
Road and Bridge Tax (County) Included in other Taxes S - l
State Mineral Severence S 139,776 S - S 139,776 |
State Mineral Lease S 324,726 S - S 324,726
Unrestricted Investment Earnings S 5464 S - S 5,464
Total $ 2,947,491 $ 3,065,213 $ (117,722)
Excess (Shoftfall) S (117,722) |

Source: Town of Parachute

Table 6: Parachute Financial Performance, 2014

Table 6 shows the summary of the Town'’s financial perfor- the region is the main factor for a negative balance, but the
mance for 2014. Overall, the Town had a deficit of $117,722 Town’s reserves have easily covered recent losses. The
which is similar to the deficit from 2013 (data not shown). Town’s current economic development efforts, including the
The continued struggles of the natural gas industry within opportunities and recommendations found in Phase | of this
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report, have the potential to make up for the losses from the
gas industry to help return the Town'’s operating budget to
the black. Overall, the Town is in a relatively stable financial
position, especially given the recent financial stress of the
natural gas industry.

Financial Impact of Annexation

The annexation of the entire community of Battlement Mesa
will add approximately 4,000 residents and approximately
1,771 households to the Town®. The increase will bring with
it multiple sources of new revenue and expenses.

Itis important to note, that the analysis of potential revenues
and expenses was performed under the assumption that the
BMSA and the BMMD will continue to exist, and for the most
part, will continue to provide all of the same services that
they are currently providing. Annexation and joining a mu-
nicipality will not have any effect on the currently existing
HOAs within Battlement Mesa, including the master HOA of
BMSA. The covenants that currently exist will be unaffected,
and the leadership boards of the HOAs will continue to lead
and make decisions that are in the best interest of the resi-
dents of each HOA. It is common to have PUDs, covenant pro-
tected communities, and HOAs within a town/city boundary
and, in many ways, the town/city and these organizations
can complement one another to provide the best and desired
experience for residents.

5 Estimates provided from the US Census and DOLA
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Some of the services that are typically provided by a munic-
ipality are currently being provided by BMSA or BMMD. In
order to gain efficiency benefits, this report will point out ar-
eas of overlap, and make recommendations as to which or-
ganization(s) is/(are) best suited to provide the highest
quality service at the most efficient cost.

Water/Wastewater

One potential source of new expense to the Town would be
in providing water and wastewater services to the addi-
tional 1,771 occupied households within Battlement Mesa.
However, as described previously, this service is currently
being provided by BMMD. There would be no need for both
organizations to provide the same service. Both programs
were analyzed to see which organization would be most
likely able to provide the service at the most economical
cost.
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# of Occupied Revenue per
Entity Service Total Expense Total Revenue Households Cost per Household Household
Parachute  Water S 424,185.00 S 313,292.00 376 S 1,128.15 § 833.22
Parachute = Wastewater $ 257,178.00 S 210,748.00 376 S 683.98 S 560.50
BMMD Water S 1,839,604.00 S 1,586,116.00 1771 S 1,038.74 S 895.60
BMMD Wastewater Combined w/water S 749,413.00 1771 Combined w/water $ 423.16
Parachute  Combined § 681,363.00 $ 524,040.00 376 S 1,812.14 $ 1,393.72
BMMD Combined § 1,839,604.00 $ 2,335,529.00 1771 § 1,038.74 $ 1,318.76

Source: Town of Parachute, BMMD

Table 7: Water and Wastewater Services Comparison, 2014

Table 7 shows a breakdown of the revenues and expenses
for BMMD and the Town of Parachute to provide wa-
ter/wastewater services for the year 2014. As seen in the ta-
ble, the revenue per household for both organizations is
nearly the same, but BMMD is able to provide the same level
of service for approximately $800 less per household per
year. Therefore, it is recommended that BMMD continue to
provide these services. Additionally, the Town may be able
to save a considerable amount of money by contracting their
own water and wastewater services to BMMD. Not only
would it save the Community money, but it would also sim-
plify billing and reporting efforts.

General Government

As described in the Parachute Financial Status section, gen-
eral government spending covers items including executive
and legislative services, judicial, elections, planning and zon-
ing etc. Non-resort communities the size of Parachute/Bat-
tlement Mesa combined (about 2,100 households) typically
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spent between $200-$400 per household annually in 2011
(see Figure 44).
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Figure 44: Community General Spending Comparison, 2011
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Adjusting the 2011 expenditure amounts shown in Figure 44
by the national inflation rate to estimate 2014 expenditure
levels does not significantly change the results (data not
shown). Estimated 2014 expenditure levels still fall within
the same range.

The 2010 feasibility study conducted by BBC Research esti-
mated that general government spending for Battlement
Mesa would be approximately $300 per household, which
would equate to a total cost of $531,300 for the current pop-
ulation size. However, when taken in context of the general
government spending that is already taking place in Para-
chute, and the services that will continue to be provided by
BMSA, itis likely that the incremental cost of providing these
services to Battlement Mesa will be much less.

One significant area of savings will be in the sharing of per-
sonnel. If Battlement Mesa were to incorporate separately,
as has been explored previously, Battlement Mesa would
need to invest in its own building and its own staff. The Com-
munity would have two (2) town/city managers, two (2)
clerks, etc. By combining, the Community as a whole will be
able to share the expenses and the benefits of having one
staff, instead of two.

Specifically, the Town currently has five (5) full-time em-
ployees (FTEs) that provide general government services, at
a total labor cost of approximately $311,000. Town officials
project that they will only need to hire an additional 2.5
FTEs, at a total cost of $150,000 if Battlement Mesa is an-
nexed. Adding an additional 40% to cover general overhead
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and other miscellaneous expenses brings the estimated in-
cremental cost of general government spending to $210,000,
or $119 per household. The rate is less than half of what has
been previously estimated due to the efficiency gains that
are expected if the communities combine.

Under this scenario, the combined level of spending for the
Community will reach approximately $1.3M, or $610 per
household. This level of spending is on the very high end of
non-resort communities of similar size (see Figure 44). A
thorough analysis of the combined municipal budget may
present an opportunity to reduce spending to a level that is
more in line with other rural communities ($300-400 range)
without decreasing the level of desired services.

General government revenues from Battlement Mesa (in-
cludes permits, fees for service, etc.) are expected to be min-
imal. Table 8 shows the general government spending sum-

mary.

General Government
Parachute Revenue S 138,378
Parachute Expenses S 1,099,607
BM Potential Revenue S 177,100
BM Expenses S 210,000
Combined Revenue S 315,478
Combined Expenses S 1,309,607
Combined Spending/Household S 610
Table 8: General Government Budget Estimates
2016-06-09



Law Enforcement

Similar to general government spending, law enforcement
costs present an opportunity to share resources and save
money. The Town of Parachute spent approximately
$485,110 on law enforcement activities during 2014, which
is similar to the amount that has been spent over the last five
(5) years (data not shown). The Town currently has five (5)
officers, yielding an average cost of $97,022 per officer,
which includes overhead, office staff, misc. expenses, etc.
Based on conversations with Town officials, it is estimated
that an additional two (2) officers would be needed to pro-
vide the same level of coverage to Battlement Mesa that is
currently being provided to the Town. Assuming that the
same fully burdened rate would apply to new officers and
associated support staff, the incremental expense to add law
enforcement coverage to Battlement Mesa would be approx-
imately $194,044.

The previous incorporation study performed by BBC Re-
search and Consulting estimated that the cost of adding an
entirely new police department to Battlement Mesa would
be $455 per household, or approximately $805,805 at cur-
rent population levels. By annexing, Battlement Mesa will
gain access to a higher level of law enforcement services, at
a savings of more than $600,000 annually. Additionally, by
combining coverage, it is likely that the expanded municipal
Police Department will be able to provide a dedicated School

¢ Based on a conversation with the Parachute Police Department
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Resource Officer (SRO) to give protection and assistance to
local schools$. This service is currently not possible.

The Town currently collects approximately $70,000 annu-
ally from law enforcement fines, tickets, etc. Much less law
enforcement revenue is likely from Battlement Mesa due to
its distance from I-70 and associated lack of transient activ-
ity. Additional revenue is estimated at $15,000 per year. Ta-
ble 9 shows the summary of estimated law enforcement ex-
penses and revenues.

Law Enforcement
Parachute Revenue S 70,807
Parachute Expenses S 485,110
BM Potential Revenue S 15,000
BM Expenses S 194,044
Combined Revenue S 85,807
Combined Expenses S 679,154
Combined Spending/Household S 316

Table 9: Law Enforcement Spending

Street Maintenance

Street maintenance in Battlement Mesa is provided through
a combination of efforts from Garfield County, BMSA, BMMD,
and the Battlement Mesa Corporation (“BMC”, the own-
ers/developers of the PUD). Overall, through stakeholder in-
terviews, residents reported that the level of street mainte-
nance in Battlement Mesa leaves much to be desired. BBC
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Research estimated the cost of providing maintenance to the
32 miles of County-maintained roads in Battlement Mesa at
approximately $780,000 in 2010. Increasing the 2010
amount by annual inflation brings the estimate for 2014 to
approximately $847,539.

The combined level of spending if this amount is simply
added to Parachute’s current expenditures is equal to ap-
proximately $1.4M. The combined number of miles within
the Community is approximately 42.48, which yields a
maintenance cost estimate of $33,233 per mile. This amount
is more than the similarly-sized reference communities (see
Figure 45)7.

7 Figure 45 shows the inflation-adjusted spending estimates for 2014. To obtain the infla-
tion-adjusted estimate, the 2011 reported amounts were adjusted upward by national in-

flation rates.
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Figure 45: 2014 Road Maintenance Estimates Comparison

Using Figure 45 as a reference suggests that the combined
municipality should be able to provide road maintenance
services in the $26,000 per mile range (or possibly less),
which equals $1,104,480, representing a savings of nearly
$300,000 (see Table 10).
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Road Maintenance
Parachute Expenses (Current) S 564,205
BM Expenses (Current) S 847,539
Combined Expenses (Current) S 1,411,744
Parachute Expenses @ $26,000/mile S 272,480
BM Expenses @ $26,000/mile S 832,000
Combined Expenses @ $26,000/mile $ 1,104,480

Table 10: Road Maintenance Expenses

Sales Tax

The sales tax potential in Battlement Mesa is limited. Alt-
hough Battlement Mesa does not currently collect a local
sales tax, the Phase I section of this report estimated what
potential collections might look like if it collected a 3.75%
local sales tax (the same rate as is collected in the Town of
Parachute). Potential collections for 2014 were estimated at
$156,871. The amount is an order of magnitude less than the
Town of Parachute which has a quarter of the population.
Battlement Mesa’s distance from I-70 will continue to pre-
vent it from capturing more than just the local market de-
mand. The lack of sales tax potential was one of the fatal
flaws that thwarted previous incorporation attempts.

In this regard, the community of Battlement Mesa stands to
benefit tremendously from joining the Town of Parachute.
Parachute has, and will continue to collect more than its “fair

8 Figure 46 shows the inflation-adjusted sales tax collection estimates for 2014. To obtain
the inflation-adjusted estimate, the 2011 reported amounts were adjusted upward by na-
tional inflation rates.
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share” of sales tax due to its location near I-70. Current ef-
forts by the Town have the potential to further increase the
total collection amount, which will enable the Town to con-
tinue to invest in its future. If Battlement Mesa were to join
Parachute, the neighborhoods and residents of Battlement
Mesa would benefit from future growth along I-70 by gain-
ing access to the financial upside of new recreation and busi-
ness activity within the Town.

As it currently stands, Battlement Mesa will continue to be
at the mercy of Garfield County and BMC for future infra-
structure improvements. Without a way to capture the ben-
efit of future economic growth (via property and sales tax
collections), it is likely that Battlement Mesa will continue to
experience a level of service that is below expectations, and
infrastructure improvements may become less and less fre-
quent.

Adding the current sales tax revenue from the Town to the
potential collection amount from Battlement Mesa yields a
combined sales tax of approximately $1.4M annually (see
Table 11). The combined amount is within the range of other
similarly sized communities (see Figure 46)8. By combining
into a single municipality, Battlement Mesa overcomes the
fatal flaw of the lack of sales tax revenue by placing most of
its tax burden on travelers along I-70, rather than the resi-
dents of the Community.
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Sales Tax Revenue
Parachute Revenue S 1,317,839
BM Potential Revenue S 156,871
Combined Revenue S 1,474,710
Combined Revenue/Household S 687
Source: Town of Parachute, Garfield County Finance Department
Table 11: Sales Tax Potential
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Figure 46: Inflation Adjusted Sales Tax Collection Estimate

Energy Taxes

As mentioned previously, Battlement Mesa stands to gain a
significant amount of Severance and Federal Mineral Lease
tax if it becomes part of an incorporated entity. Federal Min-
eral Lease Taxes and State Severance Taxes are distributed
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via a complicated formula, but a rough estimate can be ob-
tained based on the number of households in a community.
Table 12 shows the estimated distribution per household for
2014. At this rate of distribution, Battlement Mesa would
have received approximately $670,000 in 2014. Energy
taxes can fluctuate significantly from year to year, and the
Community should look for opportunities to decrease its de-
pendence on these tax distributions.

Garfield 2014 # of Distribution per Potential Battlement
County Distribution households household Mesa Revenue
Severance Tax $4,315,347 20,709 S 208 S 369,041
FML $3,626,255 20,709 S 175 S 310,111
Total $7,941,602 20,709 $ 383 $ 679,153

Source: DOLA

Table 12: Energy Tax Distribution Estimate

Other Taxes and Sources of Revenue

Other potential sources of revenue for Battlement Mesa
include Specific Ownership Taxes, County Road and Bridge
tax, and Franchise and “Other” Taxes. Specific Ownership
Taxes are collected by the County during annual vehicle
registrations, and are distributed to municipalities and
taxing jurisdictions. Battlement Mesa should receive
approximately $100,923 annually based on the amount that
the Town of Parachute received in 2014.

The County Road and Bridge Tax is a 3.5 mill levy applied to
all property taxes in the County. Half of the amount is
redistributed to the local municipality. Because it is only
redistributed directly to incorporated communities,
Battlement Mesa does not currently receive any of the
money back directly. If it were to join into a municipality,
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Battlement Mesa could expect to collect approximately
$41,713 annually based on 2015 assesed values. Franchise
and “Other” Taxes were estimated based on current
collections for the Town of Parachute. Parachute collects
approximately $18 per household, which equates to $31,341
from Battlement Mesa. These tax revenues are summarized
in Table 13.

Other Sources of Revenue
Specific Ownership Tax S 100,923
County Road and Bridge S 41,713
Franchise and "Other" Taxes S 31,341
BM Potential Revenue ) 173,978

Source: Town of Parachute

Table 13: Other Sources of Revenue

Property Tax

Property tax is often viewed negatively by the public, and is
often a source of community conflict and debate. In light of
the potential to stir controversy, property tax should be
viewed as a stop-gap to make up the difference between
what a municipal budget absolutely requires, and the
current levels of other revenue sources. To this end,
property tax levied by the new combined municipality
should be kept to a minimum.

The Town of Parachute currently imposes the highest mill
levy of any municipality within Garfield County at 13.563
mills (see Table 14). Other than the Town levy, the property
tax collection rates in Parachute and Battlement Mesa are
the same (see Table 15).
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Municipality Mill Levy
Town of Carbondale 3.594
City of Rifle 5.261
City of Glenwood Springs 7.022
Town of Silt 8.973
Town of New Castle 9.506
Town of Parachute 13.562

Source: Garfield County Assessor

Table 14: 2014 Municipal Mill Levy Comparison

Authority Mill Levy - Parachute Mill Levy - BM
001 - GARFIELD COUNTY 8.455 8.455
002 - GARFIELD COUNTY - AIRPORT 0 0
003A - GARFIELD COUNTY - R&B FUND LESS CITY 1.75 3.5
003P - GARFIELD COUNTY - PARACHUTE R&B FUND 1.75 N/A
004 - GARFIELD COUNTY - SOCIAL SERVICES FUND 1.25 1.25
005 - GARFIELD COUNTY - CAPITAL EXPENDITURES 0 0
006 - GARFIELD COUNTY - RETIREMENT FUND 0.45 0.45
010 - TOWN OF PARACHUTE - GENERAL FUND 13.562 N/A
018 - GRAND VALLEY AND RURAL FIRE - GENERAL FUND 3.267 3.267
023 - COLO RIVER WATER CONS 0.253 0.253
025 - WEST DIVIDE WATER CON 0.03% 0.039
029 - GRAND RIVER HOSPITAL 5.079 5.079
030 - GRAND VALLEY CEMETERY 0.007 0.007
041 - SCHOOL DIST 16 - GENERAL FUND 2.236 2.236
042 - SCHOOL DIST 16 - BOND 4.839 4.839
045 - COLORADO MTN COLLEGE 3.997 3.997
059 - GRAND RIVER HOSPITAL - BOND 0.518 0.518
060 - PARA/BATTLEMENT PARK& REC 1.113 1.113
068 - GARFIELD COUNTY PUBLIC LIBRARY DISTRICT 1 1
097 - GARFIELD COUNTY - OIL&GAS 0 0
106 - SCHOOL DIST 16 - MILL LEVY OVERRIDE 1.937 1.937
Total 51.502 37.94
Source: Garfield County Assessor
Table 15: Property Tax Breakdown for the Town of Parachute
2016-06-09
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To arrive at the necessary mill levy for the combined
municipality, all of the expenses and sources of revenue
were combined and totaled (see Table 16). Potential
municipal mill rates were applied to current assessed values
within the Town and Battlement Mesa at a level necessary to
fill any financing gaps, and to allow for a slight excess for
contingencies. The mill rate necessary to fill the financing
gap was determined to be 4.997 mills. The newly proposed
rate would place the combined municipality within the
range for other municipalities in Garfield County. The rate
would provide some tax relief to current Parachute
residents, and represents a modest increase for Battlement
Mesa residents. The expected impact to the average tax
payer in Battlement Mesa will be discussed in greater detail
below.
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Parachute Revenueirachute Expenses BM Potential Revenue  BM Expenses Combined Revenue Combined Expenses Net
Water S 495,855 § 495,855 § - S - 5 495,855 S 495,855 § -
Waste Water Combined with ' Combined with W $ -8 =S - S S - |
Garbage S 55,943 § 53,546 S - S - S 55,943 5 53,546 $ 2,397 |
General Government S 138,378 $ 1,099,607 S 177,100 $ 210,000 S 315,478 S 1,309,607 S (994,129) I
Law Enforcement $ 70,807 $ 485,110 $ 15,000 $ 194,044 S 85,807 $ 679,154 $ (593,347) !
Streets $ S 272,480 $ SOES 832,000 $ s 1,104,480 5 (1,104,480 |
Culture and recreation $ -5 178,465 S - S - s - S 178,465 $ (178,465) |
Interest expense S - 8 2917 S - S -5 =il 2,917 S (2,917) 1
Property Taxes S 125,947 S -8 119,106 $ -8 245,053 § - S 245,053 |
Specific Ownership Taxes S 21,427 § -5 100,923 S IS 122,350 S - S 122,350 1
Sales and Use Taxes S 1,317,839 S - S 156,871 S - S 1,474,710 S = 8 1,474,710 ‘
Franchise and other Taxes S 6,654 § oS 31,341 S - S 37,995 S - S 37,995 |
Road and Bridge Tax Included in other Taxes S 41,713 S 41,713 S - S 41,713 '
State Mineral Severence S 139,776 S - S 369,041 S e 508,817 § - 5 508,817 !
State Mineral Lease S 324,726 § - S 310,111 § - S 634,837 S - S 634,837
Unrestricted Investment Earnings 5464 S -5 - 8 - S 5464 $ - S 5,464 |
Total S 2,702,816 S 2,587,980 $ 1,321,208 $ 1,236,044 S 4,024,024 § 3,824,024 S 200,000 :
Combined Revenue S 4,024,024
Combined Expenses S 3,824,024
Excess (Shoftfall) S 200,000 |

Table 16: Combined Municipal Budget Estimate
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Property Tax Impact to Residents of Battlement Mesa

Because Battlement Mesa does not currently collect a munic-
ipal property tax, the new mill rate of 4.997 and resulting tax
burden of $119,106 may be hard to swallow (see Table 17).
Additionally, of the $119,106, $76,385 is allocated to single-
family home owners which are typically most sensitive to
changes in property tax. However, there are services that are
currently being provided by BMSA that may no longer be
necessary if the annexation takes place, which will offset a
portion of the new property tax. As has been mentioned pre-
viously, BMSA takes care of some maintenance expenses
that will likely be assumed by the municipality. Table 18 lists
the estimated 2015 expense for each category that may no
longer be the responsibility of BMSA after a possible annex-
ation.

Current Proposed
Municipal Mill Levy 13.586 4.997
Parachute Assessed Value S 25,205,138 S 25,205,138
BM Assessed Value S 23,836,120 S 23,836,120
Parachute Property Tax Collections $ 342,437 S 125,947
BM Property Tax Collections N/A S 119,106
Total Collected S 342,437 S 245,053

Table 17: Proposed Mill Levy
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Category Annual Amount
Street Light Maintenance S 13,000
Utility Locates S 4,604
Street Sign Maintenance S 10,000
Street Light Electricity S 45,000
Street Sweeping S 15,000
Street Litter Pickup S 12,500
Total S 100,104
Annual Decrease per Household S 56.52

Source: BMSA 2015 Budget
Table 18: Potential BMSA Cost Savings

Subtracting the potential cost savings from the additional
property tax yields the net effect that is likely to occur.
Overall, the average residential tax payer within Battlement
Mesa will likely have a net increase in expenses of $12.30
annually, or $1.02 per month (see Table 19). That amount is
miniscule compared to the benefits that will be received by
Battlement Mesa residents.

Impact on Average BM Homeowner Annual Monthly,
Additional Property Tax $ 6882 $ 573
Savings from redundant BMSA services 5652 $ 471
Quantifiable additional expenses S 1230 $§ 1.02

Table 19: Impact to Average Battlement Mesa Homeowner
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POLITICAL STRATEGY

Although the potential benefits to both the residents of Par-
achute and Battlement Mesa are clear, the prospect of com-
bining has the potential to stir public debate. This section of
the report is intended to present recommendations on how
to use the public debate to facilitate productive discussions
to ensure that the public is enabled to choose their destiny
with all of the facts available.

Education

There is currently a fair amount of misconception and rumor
regarding the possibility, feasibility, and desirability of com-
bining the Community into a single municipality. Groups on
both sides of the debate have used sensationalized sound-
bites which have only widened the opinion gap. It is im-
portant that both sides become well-informed and that the
groundwork is laid regarding the sensationalized topics, so
that discussion can continue regarding true facts and poten-
tial impacts of the annexation.

The following topics and facts are important to distribute to
the population generally to ensure an even starting point:

1. The potential annexation will not occur overnight,
but will likely be a multi-year process.

2. Battlement Mesa will not lose its sense of identity and
uniqueness through annexation - The PUD will con-
tinue to exist, and all of the associated HOAs can
choose to continue in perpetuity. A municipal govern-
ment will support these existing quasi-government
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entities, not take them over. HOA covenants super-
sede the municipal code.

BMMD will still be needed after the potential annex-
ation - The BMMD will continue to have an important
role and will continue to contribute to the identity of
Battlement Mesa by providing utilities to the Commu-

nity.

The recreation and fire districts will be unaffected by
the annexation.

Property taxes won'’t automatically sky-rocket in an
out of control fashion - As shown in this feasibility
analysis, the new property tax burden will likely re-
sult in a $1.02 monthly increase for the average Bat-
tlement Mesa homeowner. That's less than the price
of one (1) additional coffee per month, but will bring
with it a variety of benefits as highlighted in this re-
port. Property taxes have the potential to decrease
for current Parachute residents.

The residents of Parachute will continue to receive
the same general level of support that they have his-
torically received - In some cases, the level of service
may increase as the joint municipality may have a
larger critical mass required to efficiently provide
technical service.

Both communities will receive representation in mu-
nicipal government — Town officials are looking into
the possibility of creating at least two (2) voting pre-
cincts; one that would cover Battlement Mesa and a
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second one that would cover the existing Parachute
boundaries. Each precinct could select three munici-
pal trustees that would participate in municipal
board meetings. The mayor could be elected at-large.
There are other options that could also be explored.

8. The terms and conditions of the annexation will be
agreed upon via a two-way agreement between the
municipality and the landowners. Both parties will be
able to negotiate specific terms until both are satis-
fied.

It is recommended that the Community host several public
meetings to address the topics listed above and to clearly
communicate the potential benefits and possible risks of an-
nexation to both communities.

Gauge Neighborhood Support

As described in the annexation strategy portion of this re-
port, the annexation could occur through a mixture of peti-
tions and/or elections for the various sections of Battlement
Mesa. It is recommended that the Community sponsor a sur-
vey to determine and map public support within Battlement
Mesa. Some limited surveying has taken place to date, but
the sample size and the method of conducting the survey
may not have produced results that are indicative of the en-
tire population. Additionally, mapping levels of support will
be informative for the potential of phased annexations.
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Corporate Landowners

Corporate landowners (Battlement Mesa Company and
Partners) own a considerable amount of land within Battle-
ment Mesa. Some of the tracts of corporate-owned land ex-
ceed the twenty-acre and $200,000 threshold described pre-
viously, and therefore annexation would require the express
written consent from the landowner(s). A special effort
should commence to address potential concerns from corpo-
rate landowners.

Rather than being viewed as a drain to profits, corporate
landowners should view the possible annexation as a
method of protecting their investment. The landowners
have already invested significant resources in acquiring the
land, which could become devalued over time without the
promise of consistent community growth and infrastructure
improvements. To date, these improvements have been paid
for almost in their entirety by corporate entities, and partic-
ularly by Exxon before it pulled out of the community. The
investment made by Exxon has carried Battlement Mesa for-
ward in a unique way, but without the commitment of signif-
icant additional investment, the quality of future growth will
be limited. By annexation, corporate owners have the oppor-
tunity to enter into a public-private partnership where fu-
ture infrastructure investment is shared by the corporation
and the public.
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6 | RECOMMENDATIONS

The following are recommendations are discussed through-
out the comprehensive plan, but will be readdressed here for
convenience. A summary table of the recommendations and
anticipated implementation timeframes is shown in Appen-
dix B.

#1 — Recreation and Tourism

The river, lakes, and geography that surround the Commu-
nity have been largely ignored in the past. As a result, the
Community has limited access to natural assets that have the
potential to improve quality of life by providing recreation
opportunities to local residents. New recreation assets also
have the potential to serve as an attraction that can be lever-
aged when recruiting in visitors and businesses alike.

The millennial generation will comprise 75% of the nations’
workforce within the next decade. This demographic pre-
fers communities with recreational opportunities. By con-
tinuing to ignore these assets, the Community risks alienat-
ing itself from this demographic.

Improvements along the river and lakes should be pursued
as a critical project that will reposition the Community to at-
tract millennials and their employers. These improvements
should focus on the river corridor beginning north of County
Road 300/Battlement Parkway and terminating south of the
southwest interchange. A portion of the recreation of the
corridor, including the area near the spring-fed lake that is
southwest of the Town Hall, could be specifically designated

Better Cit )’

Page 148 of 175

103

as “Central Park” and would serve as a primary gathering
place for residents and visitors.

Improvements should include bank stabilization and beauti-
fication, bicycle/walking paths along the river and around
the lakes, pocket parks with picnic tables and landscaping,
aquatic wading areas, splash pads, river water features that
can support a kayak or surf park, etc. A number of pedes-
trian bridges located along this river corridor will connect to
trails that extend eastward up through Battlement Mesa and
westward over the highway to the other side of Town.

Action Steps

1. Solicit and obtain support of landowners along the
river corridor;

2. ldentify and secure funding for master planning the
river corridor improvements;

3. Procure the services of a third-party consultant to
complete the master plan and provide cost estimates
for the improvements;

4. ldentify and secure funding for the river improve-
ments, ongoing maintenance, and capital improve-
ment requirements;

5. Procure the services of a contractor to complete the
river corridor improvements.
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#2 — Central Business District

Once the recreational asset master plan has been completed,
the private development community should be approached
to participate in retail, multi-family, and office developments
in the business district. Potential retailers include Shopko
and other types of soft goods discount stores. Multi-family
developments could include mixed-use and live/work prod-
uct type. Dedicated office space could include shared work-
spaces, a business incubator, or corporate headquarters for
arecruited business in a targeted industry cluster.

The outlet mall developer that had expressed interest years
ago in developing a project in Parachute should be re-ap-
proached to see if they'd have renewed interest in develop-
ing in the Community and in particular, within the business
district.

As previously mentioned, the business district should be
connected to the river through thoughtful planning and the
creation of development and pedestrian corridors that lead
patrons, employees, and visitors to the river.

Action Steps

1. Complete the master plan for the river corridor im-
provements (see recommendation #1 above);

2. Perform feasibility studies and solicit input from the
development community regarding the future busi-
ness district;

3. Determine financing gaps, create capital stacks, and
identify funding sources for projects determined to
be economically feasible;
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4. Obtain initial commitments from public financing
sources, as needed;

5. Recruit businesses, including retailers, and real es-
tate developers;

6. Form public-private partnerships, as needed, to facil-
itate development in the business district.

#3 — Recreational Sports Complex

Stakeholders have repeatedly indicated that there is market
interest in a sports facility that can accommodate competi-
tive sporting events. This facility should be positioned as a
destination attraction to bring in visitors, as well as provide
a quality of life asset for local residents.

The ideal area for the project would be in the periphery of
the business district, in close proximity to the high school,
and accessible to and from the planned river corridor im-
provements. One potential site would be on the northwest
side of Cardinal Way where maximum visibility from the
freeway can be achieved. Another is southwest of the high
school near the highway.

In addition, the indoor sports facility/multi-use community
center should be co-located with outdoor fields that can ac-
commodate competitions. The comparatively mild winters
position the Community as a preferred location for regional
competitions.

The sports complex will help drive demand for hotels in the
business district that currently suffer from low occupancy
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rates. The outdoor fields will drive demand during the sum-
mer months and the indoor facility will drive demand during
the winter months.

Action Steps

1. Conduct a feasibility study for an indoor sports facil-
ity and outdoor fields;

2. Ifthe projectis determined economically feasible, ob-

tain support and participation from the Community

and existing landowners;

Recruit potential developers and operators;

4. Determine financing gap and structure a financing
strategy that includes grants, low interest loans, and
tax incentives.

#4 — Truck Stop

G

The southwest interchange near Parachute is a prime loca-
tion for commercial development. A truck stop would be an
excellent first project that would help seed additional devel-
opment. Several truck stop operators have expressed pre-
liminary interest in the site.

Action Steps

1. Confirm interest with the potential operators and de-
termine site requirements;

2. Finalize a location based on the site and infrastruc-
ture requirements;

3. Determine financing gap and structure a financial
plan;

4. Assemble property and build out necessary infra-
structure. Depending on the projected success of the
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development, the operator may require the local gov-
ernment to help cover some of the infrastructure
cost.

#5 — Sodium Bicarbonate

As has been described previously, Solvay is a significant
player in the local economy and has the potential to expand
operations as part of the recently announced joint venture
with Enirgi. It is likely that Solvay will be able to add 1-2 ad-
ditional employees as a result of the joint venture. Additional
tax incentives or strategic support may allow Solvay to fur-
ther expand operations to create new employment opportu-
nities for residents of Parachute and Battlement Mesa.

Additionally, the products produced at the Solvay facility are
shipped all over North America for use in various products.
The potential exists to recruit some of these end-users into
the Community, thereby reducing the logistics costs for both
companies.

Action Steps

1. Feasibility study to determine strategic opportuni-
ties for cluster expansion;

2. Identify and recruit specific businesses that would
benefit from locating near the Solvay facility;

3. Work with Solvay to develop a strategy and incen-
tives to annex the facility and operations into the
Town;

4. Structure an incentive package to close the financing

gap.
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#6 —Manufacturing

As has been described previously, the Community has a ma-
jor strategic advantage in shipping due to I-70 and railroad
access. These assets are not currently being used at their
fullest potential. Manufacturing is a great opportunity for
the Community, because it will leverage these transporta-
tion assets and create stable employment opportunities

Action Steps

1. Conduct a feasibility study to determine which spe-
cific products would gain a strategic advantage by
moving production to the Community;

2. Contact potential manufacturers to determine inter-
est and requirements in locating to the Community;

3. Structure an incentive package that is sufficient to at-
tract attention of potential manufacturers.

#7 — LNG Export

As has been described previously, the Piceance Basin is a
major natural gas production region, and has the excess ca-
pacity to export natural gas to overseas markets. The export
opportunity will be largely dependent upon Federal, State,
and regional government approval, but the impact of an ex-
port project would be very significant.

Action Steps

1. Determine the political will of Garfield County and
Associated Government of Northwest Colorado
(AGNC) officials to lobby the State for funding and
support;

2. Conduct targeted interviews with the current natural
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gas producers to determine production and export
capabilities and additional infrastructure needs;

3. Reach out to Williams and other regional pipeline op-
erators to determine needs and requirements for
transporting natural gas to the Oregon or Gulf Coasts.

#8 — Call Center in Battlement Mesa

As previously mentioned, Battlement Mesa has significant
excess capacity in existing infrastructure and shovel ready
sites for commercial development. Several stakeholders ex-
pressed the desire to open a call center within Battlement
Mesa to provide consistent employment opportunities for
the working class, but also to provide part-time work oppor-
tunities for the retired population. Call centers typically have
a broad mix of full and part time positions, which could pro-
vide a benefit to the local population.

Action Steps

1. Reach out to call center operators to discuss the op-
portunity and gauge interest in the location;

2. Identify potential sites based on Internet capacity
and redundancy;

3. Structure anincentive package to recruit a developer
and operator.

#9 — Other Development in Battlement Mesa

Battlement Mesa has served as the primary residential base
for the Community, and is well suited to continue with this
role. Battlement Mesa is too far removed from I-70 to justify
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significant retail development, but the opportunity does ex-
ist to develop service and neighborhood based commercial
amenities. Examples of this type of development would in-
clude business offices, medical offices, etc.

Action Steps

1. Conducta feasibility study that will determine the de-
mand and the type of neighborhood commercial de-
velopment that would be best suited to succeed;

2. Approach potential developers with the opportunity
and potential sites;

3. Structure a financing plan.
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APPENDIX A — RETAIL RECRUITMENT FLYER

RETAIL DEVELOPMENT
PARACHUTE, COLORADO

2T

Photo Credit: David Sanabria

Site Information

High Traffic Counts on I-70 (34,000 AADT) The proposed retail/grocery site is
located strategically between a

major |-70 rest stop (over 10,000

visitors per month) and recreational

*{ opportunities on the Colorado

’ River and several lakes. The site is

Recreational Opportunities ideally located within a newly

"

proposed “Central Business District

that is set to catalyze retail and
ﬁ@ recreational investment in the

town. The site will have access
along Cardinal Street, which is the
major arterial road through the
new business district.

Located within the Central
Busincess District

Figure 47: Page 1 of Recruitment Flyer
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PARACHUTE COLORADO

Demographic Information

2015 Total Population

2020 Total Population
2015-2020 Rate

2015 Median Household Income

2020 Median Household Income

City Information

10 miles

6,167
6,304
0.44%
$53,162
564,313

20 miles

21,741
22,408

0.64%

$57,084
567,770

30 miles

38,736
40,230
0.76%
$57,122
$66,540

In addition to traffic and demand from 1-70 travelers and tourists, Parachute is
under-served in retail and grocery offerings and a new retailer would be able to
capture local demand, as well as demand from surrounding communities that
currently travel 30+ minutes to get to Rifle, or Grand Junction.

Contact Information

Kelby Bosshardt Better City
435-633-3042 1100 Country Hills Drive Ste. 300
kelby@bettercity.us Ogden, UT 84403

Better Cily

Figure 48: Page 2 of Recruitment Flyer
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APPENDIX B — IMPLEMENTATION ACTION PLAN

Recreation & Tourism

Implementation Action Responsible Entity Timeframe
*Timeframes: Short-Term (1-3 Yrs), Mid-Term (3-5 Yrs), Long-Term (5+ Yrs)

(7 | Solicit and obtain support of landowners along the river corridor. Town, Real Estate Profes- Short-Term

sionals

(7 | Identify and secure funding for master planning the river corridor Town, Consultants Short-Term
improvements.

(3 | Procure the services of a third-party consultant to complete the Town, Consultants Short-Term
master plan and provide cost estimates for the improvements.

(3 | Identify and secure funding for the river improvements, ongoing Town, Consultants Short-Term
maintenance, and capital improvement requirements.

(3 | Procure the services of a contractor to complete the river corridor Town, Developers Mid-Term
improvements.

Central Business District (CBD)

(7 | Complete the master plan for the river corridor improvements (see Town, Consultants Short-Term
recommendation #1).

(3 | Perform feasibility studies and solicit input from the development Consultants Short-Term
community regarding the future business district.

(3 | Determine financing gaps, create capital stacks, and identify fund- Consultants Short-Term
ing sources for projects determined to be economically feasible.

(3 | Obtain initial commitments from public financing sources, as Town, County Short-Term
needed.

(3 | Recruit businesses, including retailers, and real estate developers. Town, Consultants, Real Es- Mid-Term

tate Professionals

(3 | Form public-private partnerships, as needed, to facilitate develop- | Town, Developers, Consult- Mid-Term

ment in the business district. ants, Legal Counsel
Recreational Sports Complex
Better City 110
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(3 | Conduct a feasibility study for an indoor sports facility and outdoor Consultants Short-Term
fields.
(3 | If the project is determined economically feasible, obtain support Town, Developers, Real Es- | Short-Term
and participation from the Community and existing landowners. tate Professionals
(3 | Recruit potential developers and operators. Town, Consultants, Real Es- Mid-Term
tate Professionals
(3 | Determine financing gap and structure a financing strategy that in- Developers, Consultants Mid-Term
cludes grants, low interest loans, and tax incentives.
Truck Stop
(3 | Confirm interest with the potential operators and determine site Town, Consultants, Real Es- | Short-Term
requirements. tate Professionals
(3 | Finalize a location based on the site and infrastructure require- Town, Consultants, Real Es- | Short-Term
ments. tate Professionals, Operator
(J | Determine financing gap and structure a financial plan. Town, Consultants Short-Term
(7 | Assemble property and build out necessary infrastructure. Town, Developer, Operator | Short-Term
Sodium Bicarbonate
(3 | Feasibility study to determine strategic opportunities for cluster Consultants Short-Term
expansion.
(3 | Identify and recruit specific businesses that would benefit from lo- | Town, Consultants, Real Es- | Short-Term
cating near the Solvay facility. tate Professionals
(3 | Work with Solvay to develop a strategy and incentives to annex the Town Mid-Term
facility and operations into the Town.
(3 | Structure an incentive package to close the financing gap. Town Mid-Term
Manufacturing
(3 | Conduct a feasibility study to determine which specific products Consultants Short-Term
would gain a strategic advantage by moving production to the
Community.
(J | Contact potential manufacturers to determine interest and re- Town, Consultants Short-Term
quirements in locating to the Community.
Better City 111
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Structure an incentive package that is sufficient to attract attention Town, Consultants Short-Term
of potential manufacturers.
LNG Export
Determine the political will of Garfield County and Associated Gov- Town, Lobbyists Short-Term
ernment of Northwest Colorado (AGNC) officials to lobby the State
for funding and support.
Conduct targeted interviews with the current natural gas produc- Town Short-Term
ers to determine production and export capabilities and additional
infrastructure needs
Reach out to Williams and other regional pipeline operators to de- Town, Consultants Short-Term
termine needs and requirements for transporting natural gas to
the Oregon or Gulf Coasts.
Call Center in Battlement Mesa
Reach out to call center operators to discuss the opportunity and Chamber of Commerce, Con- | Short-Term
gauge interest in the location. sultants, Real Estate Profes-
sionals
Identify potential sites based on Internet capacity and redundancy. | Chamber of Commerce, Con- | Short-Term
sultants, Real Estate Profes-
sionals
Structure an incentive package to recruit a developer and operator. Consultants, Town Mid-Term
Other Development in Battlement Mesa
Conduct a feasibility study that will determine the demand and the | Consultants, Real Estate Pro- | Short-Term
type of neighborhood commercial development that would be best fessionals
suited to succeed.
Approach potential developers with the opportunity and potential BMSA, Real Estate Profes- Short-Term
sites. sionals, Consultants
Structure a financing plan Consultants Mid-Term
Better City 112
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TOWN OF PARACHUTE, COLORADO
PLANNING AND ZONING COMMISSION
RESOLUTION NO. 2016-01- PZ

A RESOLUTION OF THE PLANNING COMMISSION OF THE TOWN OF
PARACHUTE, COLORADO ADOPTING A COMPREHENSIVE MASTER PLAN FOR
THE TOWN OF PARACHUTE.

WHEREAS, under C.R.S. § 31-23-206, it is the duty of the Town of Parachute Planning
- Commission to make and adopt a comprehensive master plan for the physical development of the
municipality, including any areas outside of its boundaries;

WHEREAS, the Town’s prior Comprehensive Plan was adopted in 2005 and no longer
serves as an adequate planning tool to direct and channel growth for the future;

WHEREAS, the Town, through a team of consultants and participation by both the
Planning Commission and Board of Trustees, has prepared the proposed Town of Parachute 2016
Comprehensive Plan (“Comprehensive Plan™);

WHEREAS, the Town has encouraged public participation in and awareness of the
development of the Comprehensive Plan;

WHEREAS, on June 2, 2016, the Planning Commission held a duly noticed public hearing
to consider adoption of the Comprehensive Plan, at which the Planning Commission considered
comments from Town staff and the public;

WHEREAS, the Planning Commission finds that the proposed Comprehensive Plan
attached hereto satisfies the requirements of the Parachute Municipal Code and Colorado statute,
and

WHEREAS, the Planning Commission desires to adopt the Comprehensive Plan as the
master plan for the Town of Parachute.

NOW THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF
THE TOWN OF PARACHUTE, COLORADO THAT:

Section 1. The foregoing recitals are incorporated herein as if set forth in full.
Section 2. Pursuant to C.R.S. § 31-23-206, the Planning Commission, at a duly notice
public hearing, hereby adopts in its entirety the Comprehensive Plan, attached hereto as Exhibit A

and incorporated herein by this reference, as the official master plan for the Town of Parachute.

Section 3. A copy of the Comprehensive Plan is available for viewing during normal
business hours at Town Hall and will posted on the Town’s website.
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Town of Parachute, Colorado
Planning Commission
Resolution No. 2016-1

Page 2 of 2

Section 4. The Town Manager shall have the authority to make non-substantive
revisions to the Comprehensive Plan such as correcting grammatical and typographical errors and
updating hyperlinks in the Plan without approval of the Planning Commission.

INTRODUCED, PASSED, ADOPTED, AND APPROVED by not less than two-thirds
of the Planning Commission of the Town of Parachute, Colorado, by a vote a vote of ___ to ,
at a regular meeting held at Town Hall in the Town of Parachute, Colorado, on the 2™ day of April,
2016.

PLANNING COMMISSION OF THE
TOWN OF PARACHUTE, COLORADO

By

Chair

ATTEST:

Town Clerk
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HAY 172016 08:25

L 'Lq‘,* TOWN OF PARACHUTE
g AN, ) P.O. BOX 100
P 222 GRAND VALLEY WAY
“’%g, & PARACHUTE, CO 81635

LAND USE APPLICATION

Name of Applicant(s): Town of Parachute, 222 dV W 1635

{(INCLUDE ADDRESS AND TELEFPHOME N0}

Project Name: _ Text Amendment to allow all Zoning Temporary uses/Special Events Permits

Project Location: NA

Legal Description: NA
Existing Zoning: ALL Proposed Zoning: Temoporary Use/Special Event

Type of Application (check all that apply):

MINOR SUBDIVISION

| ]
I | MAJOR SUBDIVISION [ | PRELIMINARY i ] FINAL
i | RE-SUBDIVISION I | PRELIMINARY I ] FINAL
I | P.U.D. [ | PRELIMINARY I ] FINAL
I | BUILDING DIVISIONS I | PRELIMINARY I ] FINAL
I | AMENDED PLAT [ I PRELIMINARY

[ ] FINAL
[ | REZONING I | SIGN VARIANCE
I | ZONING VARIANCES I | FLOOD PLAIN DEVELOPMENT
I | SPECIAL REVIEW USE I | VACATION OF STREET, ALLEY, R.O.W.
| | GEOLOGIC DEVELOPMENT I | ANNEXATIONS
I | LOT CONSOLIDATION | | WATERSHED PERMIT
[ X ] Other: Text Amendment
PROPERTY OWNER.:

(INCLUDE NAME, ADDRESS, AND TELEFHONE NO.)

PROJECT ENGINEER/SURVEYOR.:

(INCLUDE NAME, ADDRESS, AND TELEFHONE NO.)

{(INCLUDE NAME, ADDRESS, AND TELEPHONE MOy}
ADJACENT PROPERTY OWNERS: (attach separate sheet if needed)
Name Address
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MINERAL RIGHTS OWNERS & LESSEES OF SUBJECT PROPERTY (attach
separate sheet if needed)

FPLEASE NOTE ALL MINERAL RIGHTS OWNERS AND LESSEES MUST BE NOTIFIED 30 DAYS IN
ADVANCE TO APPLICATION REVIEW. PLEASE INDICATE ALL MINERAL RIGHTS OWNERS, &
LESSEES AS (MR}, OR (L}

MName Address
NA

DESCRIPTION OF PROPOSAL.: (INCLUDE PROPOSED USE. ACREAGE, ETC.)
Change use table to allow Temporary Uses "Circuses, Carnivals, other special events
in all zones. See use page attached.

Describe how this Proposed Land Use Application Complies with the Town of
Parachute Land Use Regulations and the Town of Parachute Master Plan 2002.

_This event will promote economic development as is brings visitors into the Town for the event

who will be cnntrlhutmg to the tax revenues of the Town

Describe any possible Flood Plain issues:
NA

Describe Traffic Impact Fees Proposal: (Standard Calculation or Individual Traffic Study)
NA

Describe Land Dedication Proposal:
NA

Describe Water Rights Dedication Proposal:
NA

Page 161 of 175 2016-06-09



I Certify that the information and exhibits herewith are true and correct to the best of my
knowledge. and that in filing this application, I am acting with knowledge and consent of those
persons listed above without whose consent the requested action cannot lawfully be

accomplished.

Name: (print)___Derek Wingfield/Town of Parachute

Address: 222 Grand Valley Wa #ga,ghute CO, 81635

ol

Salta

- __,--"'"_'_'_'_'_'_'_ =
I Date: May 17, 2016

INSTRUCTIONS:

Read application thoroughly.

Complete all of the requested information.

Descriptions of property and dedication proposals on this form should be general and brief.
All applications must include a CURRENT TITLE POLICY, indicating ownership and
encumbrances.

All applications must include PROOF OF TAXES PAID.

Applicants should review the Town of Parachute Land Use Regulations 15.01, 15.03,
15.04, 15.05, 15.06, and any other sections specified for the proposed request.

All applicants who are not property owners must present a Letter of Representation,
signed and notarized by the property owners.

Applications not signed and lacking any of the requested information will be deemed
incomplete and will not be scheduled for a Planning and Zoning Commission review.

ADMINISTRATIVE PERSONNEL:

APPLICATION FEE PAID/DATE:

APPLICATION RECEIVED DATE: HAY 17 2016 08:26

COMPLETE DATE:

PLANNING & ZONING HEARING DATE:
BOT HEARING DATE:

MAILINGS DATE:

PUBLICATION DATE:

P&Z APPROVAL DATE:

BOT APPROVAL DATE:
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Land Use RA | LDR | MDR | HDR | OTC | NC HT sC L1 1 P
Eating Iami’nr drinking establishments p 5 P p P
excluding fast food restavrants
Fast food w/o drive thru P P P P
Fast food with drive-thru 8 5 P P

RECREATION OR AMUSEMENT FACILITIES, PRIVATE OR PUBLIC

Events / Indoor Recreation Center 5 S 8 S 8 8
Golf course S 5
Indoor recreation facilities s 8 P P P P P
E:I:g gurkz Recreation, not including S S g 5 g 5 P
Quidoor Recreation (ballparks, etc.) S P
Parks P P P P P P P P P
Public Recreation facilities with
e ety | 5 | & |5 [8]s|»]e s
equipment rental

RELIGIOUS INSTITUTIONS

Religious assembly and worship lr P T PPl [r]P]r]er
SCHOOLS
Educational facilities s S ] s s ] ) S s P
sclﬁrnn{:mary and secondary education S S S g g g S g p
::?:it::;niigunigllegas, universities and S S S S g 5 g g S S p
:;;11&':;: business, trade and vocational S S 5 S g S 5 S S g S
Schools - private 5 S s 5 5 5 5 5 5 5
Schools of special instruction 5 S ] s 5 5 s 5 5 8
STORAGE
Indoar storage P 5 P P F P
Outside storage - Unsereened 5 5 5 P P
Quiside storage - Screened P 5 P P P P
Fersonal storage units (Mini-siorage) s 8 F P
TEMPORARY USES
Circuses. carnivals, other special events T T T T T T T T T T T
# ;
s s s s sl s]s{s][s]s]s
Tempaorary real estate sales office S s S s s s 8 5 5 s
TELECOMMUNICATIONS FACILITIES AND SATELLITE DISH ANTENNAS

Cellular communications facilities 8 5

Freestanding tower 5 8

tr“;z:f:jsand television transmission g g g g

Page | 6
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5tuart 5. McArthur Town Manager
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222 Grand Valley Way = Parachute, CO 81635 = (970) 2B5-7630

STAFF REPORT

DATE: June ¢, 2016
TO: Town of Parachute Planning a
FROM:  Stuart S. McArthur, Town Manager

SUBJECT: UPDATE OF SCHEDULE OF USES (TITLE 15) TO INCLUDE TEMPORARY USES WITH
TOWN ADMINISTRATOR APPROVAL

ommission

Background

Currently, the Schedule of Uses within the Town of Parachute Municipal Code Title 15
includes a category of temporary uses, including such uses as camivals, temporary
construction offices, etc. Each of these uses currently require a special review by both
the Planning and Zeoning Commission and the Board of Trustees. The special review
process is lengthy and costly and discourages persons from attempting to apply for such
a use.

Staff Analysis

Staff has evaluated other municipalities and how they handle temporary uses. Since
these temporary uses can last from one day to one year, it does not make sense to
require publication and other requirements that are currently in the code.

Attorney Review

The Town Attorney has reviewed the Schedule of Uses and has made the recommended
changes. He has also provided draft provisions for the Town Manger to follow when
considering a temporary use application. Both of these documents are attached to this
staff report as Exhibit "A" and Exhibit “B."

Recommendations

Staff recommends the Planning and Zoning Commission recommend to the Board of
Trustees the changes to the Town of Parachute Municipal Code, Title 15 to allow the Town
Manager o review and approve temporary uses.

If you have any additional questions or concerns, please contact me at 970-285-7630.

1|Page
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EXHIBIT “A”
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Agricultural uses including crops,
grazing, ranching

Agricultural-related business

Equestrian stable with or without
training facility

Greenhouse and /or nursery without
retail sales

Greenhouse and/or nursery with retail
sales

Landscape business including
equipment sales/rental, landscape &
hardscape materials

Poultry hatcheries, fish hatcheries,
commercial ranching and dairy farms or
animals raised or kept for profit or
production

Riding academies and stables

Rodeo grounds

Soil amendments packaging and

processing such as peat moss, top soil
and composted manure; but excluding
raw manure or chemical fertilizers

Animal boarding and training

Animal hospital, large; without outside
kennels

Animal hospital, small; without outside
kennels '

Outside Kennels in association with
animal hospital or veterinary use

Veterinary offices or clinics; without
outside kennels ~

Bakeries — Retail

Bakeries - Commercial

Business services, courier services,
catering and others

-2 e -

Car washes

w

Commercial parking lots or garages

wiw| v |=|w|

s~/

Convenience retail stores

o |welwn] v |e|w]l

o |wlw]| o m-uif:‘:i

s~/

Convenience retail stores with more
than four fueling stations
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Convenience retail stores with or
without motor vehicle fuel sales
(maximum four fuel pumps)

Convenience retail stores without motor
vehicle fuel sales

Drive-in banks

Farmers' and flea markets

Financial institutions

Grocery stores

Hotels and motels

Laundromats and dry cleaning facilities

wivwiw|w|jLr|v]| w

a2 e~ la-N Ba-B N7~ 0 Ba- N Bile ]

Laundry - commercial

Manufactured and modular home sales

Medical Marijuana Optional Premises
Cultivation Operation

Medical Marijuana Infused Products
Manufacturer

Medical Marijuana Testing Facility

Mixed-use commercial uses and
multiple commercial uses in the same
building

Other food retail (delicatessen, retail
bakery, specialty food market)

Outdoor retail display and sales

Outfitter/guide business

Pawnshops

Personal service establishments

Pet shop - Retail -

Printing and bookbinding - commercial

Rental services

Repair, furniture and major household
appliance

v |wiw|w|w|v]{»n|w]| v

v | w»

Repair, Small equipment, Appliances

a

Restaurant, other

wiv] ©» [n|lww|v|vw|v|{n|w]| W

]

Restaurants - fast food type with drive
through pick-up facilities

[72]

Retail establishments

T} W |(wjw] v |Lw|w|jw|w|w|¥r]|jw| ©

Retail marijuana cultivation facility

Retail marijuana product manufacturing
facility

s-]

Retail marijuana store

Retail marijuana testing facility

wi|w| v |uljm]| v |w|w

Sexually oriented business

Liw|w|w ||| W ||V} T |wiw|LijT|w]wlm] ©

723 Ba - Ba- 2 Bia - K70 N7 ]
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Wholesale retail sales in conjunction S P p
with wholesaling
Wholesaling Business S P P
Clubs and lodges, fraternal p S
organizations
Assembly hall or exhibition facilities P
Cultural facilities P P
Events center P P
Auction house or yard S P P
Building materials and services S P P
Commercial trash business without trash p p
storage or trash transfer operations
Concrete products production P P
Contractor yards - heavy equipment P P
Contractors shops (carpentry, machine, S P p
electrical, plumbing)
Custom crafts S S P P S
Dry cleaning - large scale non-retail ‘ S P P
Food and beverage processing S P P
Frozen food lockers P P P
General machine shops P P P
Light trade and technical uses P P P
Manufacturing, fabrication and
assembly operations or industrial uses S P p
subject to limitations of subsection
15.03.209
Meat processing plant - P P
Mixed industrial uses and multiple uses S S
in the same building or on the same lot
Natural Gas or QOil Extraction Support
Facilities § P P S
Natural gas production and warehousing S P P S
Oil/petroleum product production, s P p S
warehousing and storage
Open sales yards S P P
Paint and body shops S P P
Primary manufacturing, assembly, S P P
finishing or fabrication
Publishing facility P P P
Recycling facilities, large S P
Page |3
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. LandVUse

Refining or initial processing of basic
raw materials

Refuse collection facilities

Retail firewood storage and sales

Salvage operations

Sand and gravel, stone, and mineral
extraction and processing

v ||| «»

Sand and gravel, stone, mineral -
extraction and processing - excluding
asphalt production

wn

Secondary manufacturing, assembly,
finishing or fabrication

e~

Warehousing and distribution

Waste-related uses, trash transfer station

Wholesale establishments

ol |w| W

A o |

General research and development

S

S

Laboratory: medical, dental, optical,

S

P

scientific

Medical, dental or other health-related
offices

Hospital

Automobile rentals

Automobile washing facility

Equipment sales and service with
associated storage

Limited equipment rental

o~}

Major vehicle/equipment repair

7]

Motor vehicle dealer/sales, new and/or
used

a-]

o |o|=]| & |=]|w]

Recreational vehicle sales and service

Service stations

Truck stops

Truck washes

Vehicle repair

Vehicle fueling facilities with minor
repair

L |Lwjn|lwnjwjn

v |a|lelolwlw] v |elw] » |ol=]ls

20 e e o~ - B fia-)

w |wl{elole|=] = |=|~]| = |=]|=]"

Vehicle or automobile wrecking or
salvage yard

w

Vehicle storage
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g0 LandUse. . g

Vehicle towing services and associated

storage

Vehicle/equipment sales and rentals

Ambulance service

Cemetery S S S S S
Day care center, adult or child S S S S S S S P

Funeral homes and mortuaries P P P P
Ss‘;zgf:t':j“‘fp‘;a;ﬁ':: withorwithout - | g | s | s [ s | p P[P | P | P |P|oP
Heliports/helistops S S S S S
Home occupations P P S S P

lc))a\;iirgigght campground and travel trailer S S S S S
Public assembly - indoor S P S P P P P
State licensed day care facilities P P S | s S P P P

Uses Not Itemized / Similar Usage S S S S S S S S S S S
Zoos, arboretum, botanical gardens S S S P P P S

' OFFICE, CLERICAL AND SERVICES NOT RELATED T0O GOODS ORMERCHANDISE - .=~

e e s I BREE
Financial services no drive-in facilities P | P | P P P

;-‘al:l}aﬂtl:;:l services with drive-in S P p p

Instructional services, studies S P P P P P P
Offices - business or professional P P P P P P
Accessory Dwelling Unit (ADU) S S

Assisted living facility - S S S P

Bed and Breakfast accommodations S S S S P P P P

ll))uv:;::j;g ul;l’elit accessory to a permitted S S p p p p S
Dwelling unit accessory to permitted

uses and located in the same building or S S S S S S S

on the same lot as the principal use

Enploye touig proied cnpioyes | s{efefrle]e]s
Group homes for the developmentally

disabled or for persons sixty years of S S S S S S

age or older

Mobile home parks S S

Mobile homes S S

Page | 5
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x:vlrt;{);:;t;a:nﬂy dwelling and S P P S S S S
Nursing home S S S S
dovr:zilfial.lmily dwelling (Single-family p p P p S S S S S
Rooming, lodging or boarding houses S P S S S S
Two-family dwelling S P P S S S
Bar, tavern, nightclub P P | P S
Bating.and/or drinking establishments P S p p P
excluding fast food restaurants v
Fast food w/o drive thru P p p P P
Fast food with drive-thru s | s P P P
. RECREATION OR AMUSEMENT FACILITIES; PRIVATE OR PUBLIC =~ -~
Events / Indoor Recreation Center S S S | S S S
Golf course S S
Indoor recreation facilities S S P |1 P P P P
l())a:ﬁg:rol:s Recreation, not including S S S S S S p
Outdoor Recreation (ballparks, etc.) S P
Parks P P P P P P P P P
Public l}ecreation facilities with
Shope, snack shoperresmurms aad | S | S| S| s |s|s|*|°® s
equipment rental
R RELIGIOUSINSTITUTIONS -~
Religious assembly and worship P | P P P P | P P P P P
SCHOOLS
Educational facilities S S S S S S S S S |
il;g:;ntary and secondary education S S S S S S S S p
:’e(;;t;?::lniahrgoi:lleges, universities and S S S S S S S S S S P
Eg;zztle business, trade and vocational S S S S S S S S S S S
Schools - private S S S S S S S S S S
Schools of special instruction S S S S S S S S S
Indoor storage P S P P P P P
Outside storage - Unscreened S S S S P P S
Outside storage - Screened P S P P P P S
Personal storage units (Mini-storage) S S P P
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Land Use RA [LDR | MDR | HDR | OTC | NC | HT | SC Li Gl P
Circuses, carnivals, concerts, festivals,
other special events, and associated ™ ™ | T™ | TM | TM | T™ ™
uSEs
Sontmiacs Gil oty ™ (™| ™ | ™ |[™ |™|[T™|[T™™M | TM | TM | TM
construction uses
Tum!mrary Construction Facilities with ™ | ™ | ™ ™ wmlaem !l vl em L am |l m™v | ™va
or without outdoor storage
Temporary real estate sales office ™ | T™M | TM ™ ™ | T™ | ™ | ™™ | TM | T™M
Other temporary uses ™ ™ ™™ ™ ™ ™ | ™ | ™ | T™ | TM | TM
TELECOMMUNICATIONS FACILITIES AND SATELLITE DISH ANTENNAS
Cellular communications facilities 5 5 5 S
Freestanding tower S 5 s s
Radio and television transmission S S S S
lowers
Telecommunication facilities other 5 5 5 5 s
TRANSPORTATION FACILITIES
Passenger terminal 3 5 S P 5 5
ane_m: automobile parlv_:mg lots or g g S p p
parking garages as a principal use
Public automobile park 'n’ ride lots 5 g g p g g
UTILITIES
ﬁ}bnve Ground electric transmission S S g S g g g S g g g
lines 110 kV or more
Electric substations 5 S 5 S
Public utilities, major S P P P
Public utilities, minor P P P F P P P P P
Public wtility facilities - above ground 5 8 8 s 5 5 J s 5 s
Public utility facilities - underground P P P P P P P P P
P: Permitted Use
s: Use by Special Review
TM: Town Manager Review
**: Uses not designated as “P” or *S” are not allowed in the respective zoning category.
Page | 7
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EXHIBIT “B”
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Town Manager Review:
A. Applications for Town Manager review shall be submitted in accordance with any current
application form.
B. The Town Manager's review and approval shall be based upon, but not limited to, the
following criteria:

@O AaD op

h.

Compatibility with surrounding area and uses.

Public health and safety;

Vehicle and pedestrian ingress/egress and circulation;

Refuse collection and disposal;

Provision for utilities (if needed);

Toilet facilities;

Assurances that the site is capable of being restored to a satisfactory condition;
and

Obtaining a special event permit (if needed).

C. Town Manager may approve, approve with conditions, or deny any application. Town
Manager may also impose conditions on any approval to mitigate any anticipated adverse
impacts.

D. The follow provisions shall apply to temporary uses:

a.

b.

Applications must be submitted at least 14 days in advance of the commencement
of the proposed temporary use.

Temporary uses shall only be perrmtted for the time period specified in the
approval.

c. Two (2) renewals of a temporary use may be granted.
d.

Failure to terminate such temporary use by the specified time shall constitute a
violation of this Chapter.
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Issue !
Rep: Pl Legals

PUBLIC NOTICE

TAKE NOTICE that the Town of Parachute, State
of Colorado, is proposing to make revisions to its
Municipal Code: Title 15 (Town of Parachute Land
Use Hegulations) to add Temporary Uses and
Special Events to the Schedule of Uses Table and
adop! code language tor those uses.

All persons aftected by the proposed Town ot
Parachute Municipal Code change are invited to
appear and state their views, prolests, or support.

I you cannot appear personally at such hearing,

then you are ur%D to state your views by letter as
the Planning & Zoning Commission and the Board
of Trustees will give consideration to the com-

ments of pmﬁerty owners and the others affected
in deciding whether to grant or deny the request.

The proposed changes may be reviewed at the
Town of Parachute oftices located at 222 Grand
Valley Way, Parachute, CO, between the hours of
7:30 a.m. and 5:30 g m., Monday through Thurs-
day. You may call 970- 285-7630 with questions or
concerns.

A public meeting and a public heanng on the pro-
posed changes have been scheduled for:

Planning and Zoning Commission
June 9, 2016 al 6:30 PM

Board of Trustees
June 16, 2016 at 6:30 PM

To be held in the Town of Parachute Town Hall in
the Board of Trustees Room, 222 Grand Valley
Way, Parachute, CO.

Published in the Glenwood S%)rlngs Post Indepen-
dent May 25, 2016. (12128841)

Ad shown is not actual print size
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