WOODLAND PARK PLANNING COMMISSION

MEETING AGENDA
7:00 PM – March 11, 2021
Council Chambers - 220 W. South Ave.
This meeting is a hybrid in-person and Zoom meeting. The Zoom meeting link is in the
calendar at the bottom of the City website home page (www.city-woodlandpark.org).
Public input is very important to the Planning Commission and comments are
encouraged in writing in advance. For more information and to submit comments, call
the Planning Department at 719-687-5209.
1. ORDER & ROLL CALL
2. APPROVE MINUTES: February 25, 2021
3. PUBLIC HEARINGS
A. SUB2021-01 Extension of The Haven at Paradise Preliminary Plat: A
request by JR Engineering (Applicant) and Andrea Rodriguez (Property
Owner) for a 2-year extension of the Preliminary Plat approved for a 35.77
acre parcel north of Kings Crown Road for 24 residential lots in the Suburban
Residential (SR) zone. (QJ)
B. SUB2021-02 Brecken Heights Final Plat: A request by Brecken Hills, LLC
(Applicant) and Mark McNab (Property Owner) to plat 13.09 acres into a 4-lot
subdivision at 19569 E. US Highway 24 in the Multi-Family ResidentialSuburban (MFS) and Community Commercial (CC) zones. (QJ)
(City Council Public Hearing 7 p.m. - April 1, 2021)
4. REPORTS
5. ADJOURN

WOODLAND PARK PLANNING COMMISSION
MEETING MINUTES for FEBRUARY 25, 2021 – 7:00 PM
Council Chambers, 220 W South Avenue, Woodland Park
This meeting was a hybrid meeting with in-person and virtual attendance. The Zoom meeting link is in the
calendar on the City website front page. Public input is very important to the Planning Commission.
Comments were encouraged in writing in advance of the meeting to be submitted by mail to the Planning
Department at PO Box 9007, Woodland Park, CO, 80866 or email to sriley@city-woodlandpark.org.

1. ORDER AND ROLL CALL: Order was called at 7:03 p.m. Commissioners present: Chairman
DeVaux (in-person), Lee Brown (Zoom), Ken Hartsfield (Zoom), Larry Larsen (Zoom), Ellen
Carrick (Zoom), Vickie Good (Zoom), Al Bunge (in-person), Eric Disman (in-person).
Commissioners absent: none. Staff present: Planning Director Sally Riley (Zoom), City Planner
Lor Pellegrino (in-person), City Attorney Nina Williams (Zoom).
All recited the Pledge of Allegiance.
2. ELECTION OF OFFICERS: Jon DeVaux was elected Chairman. Ken Hartsfield was elected
Vice-Chairman.
3. APPROVAL OF MINUTES: The January 28, 2021 minutes were approved as presented.
4. PUBLIC HEARINGS
A. CUP2021-01/SPR2021-01 Extension of Woodland Park Self Storage Conditional Use
Permit and Site Plan Review: A request by M3XP2, LLC (Applicant) & 19350 Group,
LLC (Property Owner) for a 2-year extension of the CUP & SPR approval (CUP1801/SPR18-01 & Ordinance 1330, 2018) for a 72,400 SF storage facility proposed on
4.75 acres described as Lot 1, W.P. Saddle Club Filing No. 1 (19350 E US Hwy 24) in
the Service Commercial (SC) zone. (QJ) (City Council Public Hearing 7 p.m., 3.4.21)
With no Commissioner’s objecting, Commissioner Hartsfield recused himself from this item
due to a conflict of interest since he had worked on previous concepts related to this
development.
Commissioner Brown raised a concern about the appropriateness of considering an extension
after the expiration.
City Attorney Williams recommended continuing the hearing process, stating that the item is
valid for the Commissioners to consider and vote as they see fit.
Commissioner Good is concerned about a precedent in considering an expired application and
asked if the public notice included the expiration date. City Planner Pellegrino stated that the
expiration date was not on any of the public notices.
Commissioner Carrick asked about the circumstances that prevented this extension request
from being submitted prior to expiration.
City Planner Pellegrino presented the original slide show as it was shown to City Council in
2018 and recommended approval of a 2-year extension of CUP18-01 (Ordinance 1330, 2018)
and SPR18-01 to July 19, 2022. Staff believes that an extension to 2022 is reasonable, finding
that the applicant is willing to proceed with the proposed development and further finding that,
while many things have changed since the original approval (i.e. COVID-19), the zoning
regulation amendments that occurred between 2018 and today do not materially or
substantively affect the past approvals and that all conditions would still stand and apply.
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Mr. Mark Weaver, Mr. Michael Harper (M3ZP2, LLC - Applicant) and Ms. Colleen Monahan,
P.E. (Matrix Design Group) described the project and explained that they continue to work on
financing for the as well as revising the construction drawings submitted to the City for the site
work, the water line bore under US24, the climate-controlled building and the CDOT access
permit.
Chairman DeVaux opened the public comment portion of the meeting.
Mrs. Catherine Nakai (by Zoom) (225 Morning Star Court) asked about a roof for the RV
storage building and the possibility of further extensions. The Applicant stated that the RV
storage building will have a roof. Staff stated that extension requests are not limited but based
on a review of requests. Mrs. Nakai is also concerned about extending expired approvals.
Seeing no one in Council Chambers wishing to speak, and no others on Zoom, Chairman
DeVaux closed the public comment portion of the meeting.
In response to Commissioner Bunge’s question, the Applicant stated that CDOT did not
require improvements to US24 and none are proposed with this project.
In response to Commissioner Larsen’s question, the applicant stated that they were aware of
the expiration date. Commissioner Larsen requested that Council be notified that the approved
CUP/SPR has expired.
MOTION: Commissioner Disman moved, and Commissioner Bunge seconded, to approve a 2year extension of CUP18-01 (Ordinance 1330, 2018) and SPR18-01 to July 19, 2022.
YES: Bunge, Disman, DeVaux, Carrick

NO: Brown, Good, Larsen

ABSTAIN: Hartsfield

Motion passed.
Commissioner Hartsfield rejoined the meeting.
5. REPORTS
A. Comprehensive Plan update and Zoning Code review: Director Riley reported that the
process kicked off on January 19th. The Consultant (Logan Simpson) has begun
stakeholder interviews, drafted the community engagement plan, created a survey, and
launched the website. Eight subcommittees are being organized to review each chapters’
goals, objectives and actions. A town hall meeting for all interested community members is
planned for April 14, 2021. Director Riley encouraged all Commissioners to sign-up on the
City’s webpage and take the first of five surveys.
B. Campgrounds & RV Parks: Director Riley stated that she and City Attorney Williams are
preparing memos for Planning Commission and City Council consideration with
background information and options. A joint work session will be scheduled in the near
future to discuss the options and establish a consensus for moving forward. The memos
will be distributed the week of March 1st.
C. The scheduled March 11 Planning Commission meeting will be a hybrid in-person/Zoom
meeting with two items for consideration.
6. ADJOURNMENT: The meeting adjourned at approximately 8:09 pm.
7. WORK SESSION
A. 180-day occupancy limit for recreational vehicles: See Director Riley’s report above. A work
session was not held.
Approved this _____day of _________________, 2021 by ___________________________
Jon DeVaux, Chairman
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Planning Commission Staff Report
Public Hearing: 7 pm – March 11, 2021
Agenda Item

Department

3.A.

Planning

Presenter
Lor Pellegrino, AICP
City Planner

AGENDA ITEM 3.A
SUB 2021-01 Extension of The Haven at Paradise
Preliminary Plat: A request by JR Engineering (Applicant) and
Andrea Rodriguez (Property Owner) for a 2-year extension of
the Preliminary Plat approved for a 35.77 acre parcel north of
Kings Crown Road for 24 residential lots in the Suburban
Residential (SR) zone. (QJ)
BACKGROUND
On February 2, 2021, the City
received a written request to
extend SUB 19-01 for a 24lot detached single family
residential development on
35.77 unplatted acres. The
original approval granted by
City Council on April 14, 2019
is attached to this staff report.
Pursuant to Municipal Code
§17.20.090, the preliminary
plat approval is valid for 24
months (two years) with oneyear extensions possible as
granted by the Planning
Commission.
STAFF FINDINGS
Staff believes that it is
reasonable to extend the
approved Haven at Paradise
Preliminary Plat to April 14, 2023, two years rather than one year, finding that, while her
father Mr. Brown (the previous property owner and applicant) recently passed away, Mrs.
Rodriguez desires to maintain the approved entitlement and would like the development
to proceed; that there have been no preliminary plat or other subdivision regulation
amendments that occurred between 2019 and today that materially affect the approval or
design; that all the conditions approved with the preliminary plat will also be extended and
would still be in effect and apply; that engineering and construction drawings for the site
work (grading, roads, drainage, etc.) have been produced and are in review; and, finally,
since the original approval is for two years, and the property may continue in probate for
some time, a two rather than one-year extension is more feasible in this case.
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RECOMMENDATION
Move to approve a 2-year extension of SUB 19-01 to April 14, 2023.
ATTACHMENTS
Extension Request
Approved SUB19-01 Haven at Paradise Preliminary Plat
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City of Woodland Park
Planning Staff Report
Planning Commission Meeting Date: March 11, 2021
City Council Meeting Date: April 1, 2021
Agenda Item
Department
Presenter
Lor Pellegrino, AICP
3.B
Planning
City Planner
PROJECT:
SUB2021-02 Brecken Heights Final Plat
REQUEST:
A 4-lot subdivision of an unplatted 13.09 acre tract
LOCATION: 13.09 acres in the SW 1/4 of Section 30, T12S-R68W6PM (19569 E US24)
ZONE:
Multi-Family Residential Suburban (MFS) – 9.83 acres
Community Commercial (CC) – 3.26 acres
APPLICANT: Brecken Heights, LLC
Mark McNab (Property Owner)
PUBLIC HEARINGS:

Planning Commission March 11, 2021
City Council April 1, 2021

BACKGROUND
This is a 13.09 acre unplatted tract of land in the southwest quarter of Section 30, Township 12
South, Range 68 West of the 6th PM located west of Sun Valley Park, north of Morning Sun
Drive and east of US Hwy 24. This land is considered a significant tract at the entrance or
“gateway” to the City of Woodland Park. This 13-acre tract was part of a larger 21 acre
annexation petition by Cary L. Carpenter which City Council approved in January 1984
(Ordinance 346, 1984). At the time of annexation, the 13-acre tract was zoned Mobile Home
Park/Campground (MHP-CG) in Teller County; was occupied by tenants; and, was commonly
known as “Mountain Meadows Campground and Trailer Court” aka “Mountain Meadows
Mobile Home Park.” In 1986, City Council approved Ordinance 412 which rezoned the tract to
Central Business (C-1) zoning. In 1991, the septic tanks and leach fields serving the mobile
home park suffered egregious failures resulting in surface flow of raw sewage and the mobile
home park and use was subsequently terminated by the Economic Crime Division of the
Colorado Office of the District Attorney. With the 1996 City-wide zoning overhaul, the tract
was rezoned PUD, then in 2000 (Ordinance 840) rezoned to part CC (3.26 acres) and part MFS
(9.83 acres). To this day, the tract remains vacant, unplatted, undeveloped and dual-zoned
although it has been the subject of numerous proposals including The Village at Mountain
Meadows (a 12-lot concept plan in 1995 with 3 retail buildings, 1 restaurant, 7 office buildings,
and 9 four-plexes/36 townhome units), a Duncan Donuts, and Quaking Aspen Village (a 2-acre
commercial concept with an 11-acre (91-unit) tiny home village.
SITE & SURROUNDING CHARACTERISTICS
The tract lies in the Fountain Creek watershed and is characterized by native grasses and dense
coniferous trees on steep terrain (4-40% grades). It slopes generally from north to south with
historic sheet flows draining into existing culverts along Morning Sun Road and US24. There
are no known major drainage ways on-site, no flood hazards or archeological, historic or other
values associated with this tract. The site ranges from a high point of just over 8,334 feet in
elevation at the midpoint of the north boundary and a low point of 8,210 feet at the southwest
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corner (a 124-foot drop from north to south). Access to the site is from Morning Sun Drive from
the south and US24 from the west. Water and sewer service is available to existing lines along
Morning Sun Drive and US24. Electric service is available to existing overhead lines in Sun
Valley Park (parallel to the east boundary) and through the tract.

The site is surrounded by the following zone districts and uses:
North
East
South
West

USE
Gator Mountain Subdivision (9.24-ac single-family unplatted lot), Elk Grove
Townhomes, and other single-family vacant or built residential properties.
Sun Valley Park (6.22 acres), Sun Valley Drive, Morning Sun Solar Subdivision,
Pike National Forest, Avenger Mine, El Paso County
Morning Sun Drive (public ROW), Morning Sun Business Park (vacant and built
commercial properties)
US24, Woodland Village Mobile Home Park, Walmart (vacant and built commercial
properties), Fountain Creek, Teller County
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ZONE
SR, MFS,
CC
P/SPL, SR
NC
SC, PUD

3: Satellite Photo

STAFF REVIEW
This 4-lot subdivision was assessed under Chapter 17.24 Final Plat of the City of Woodland
Park Municipal Code. In italics below are the relevant plat and design standards applicable to
this final plat application followed by staff findings. A full copy of the approved preliminary plat
and the draft final plat is attached to this staff report.
Chapter 17.24 Final Plat. The subdivision regulations contain platting standards for all types
of subdivisions relating to the form and content of the plat mylar.
§17.24.070 Completed Plat Preparation. The completed final plat acceptable for recording shall
be prepared as follows: A. The design should [emphasis added] conform to the preliminary plat, if
applicable, as conditionally approved, except that the final plat may constitute only that portion
of the approved preliminary plat which is proposed for immediate recording. B. The drawing
shall be made at a scale no less than one inch equals one hundred feet, by the use of India ink or
other equally substantial solution, on a mylar or other equivalent medium with outer dimensions
of twenty-four inches by twenty-six inches. Maps of two or more sheets shall be referenced to an
index map on the first sheet.
Complies. A preliminary plat (shown below) was approved by City Council on August
20, 2020 for the entire 13.09 acre tract showing 185,711 SF as public park (Tract B),
141,142 SF as future commercial development (Tract C) and the remainder for residential
development (Tract A) with 32 townhome lots/units (16 duplexes) on lots ranging from
4,600 SF to 8,600 SF including 18,738 SF of private open space, 35,325 SF of public
right-of-way (Brecken Court).
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4: Approved Preliminary Plat

Tract A

Tract B

Tract C

The first phase of this development is to final plat that part of the preliminary plat proposed for
immediate recording. As such, this final plat reflects only the subdivision perimeter (the 13.09
acre tract boundaries) and the proposed four (4) lots. Lot 1 is 242,326 SF and zoned MFS; Lot 2
is 185,695 SF and zoned MFS; Lot 3 is 39,908 SF and zoned CC; and Lot 4 is 102,234 SF and
zoned CC. As drafted, the Final Plat (shown below) generally conforms to the approved
preliminary plat except that Tract C is proposed to be platted as two (2) lots rather than the one
(1) lot originally contemplated with the preliminary plat. All four (4) lots are feasible lots with
viable building areas. Lot 2 (Tract B) is proposed to be dedicated to the City as park land with
the future Townhome Plat of Lot 1. Please note that conformance with the preliminary plat is a
“should” statement and therefore somewhat flexible where “shall” (per MC§1.04.020.11) is a
statement of mandatory requirement. A mylar of the Final Plat will be prepared for recordation
with the Teller County Recorder pending all applicable revisions, approvals, and executions.
§17.24.080 Information.
Complies. The final plat contains all the technical information listed in this section
including subdivision name, vicinity map, owner and subdivider names, date of
preparation, north arrow, etc. This plat has been prepared by licensed professional land
surveyor Christopher Thompson, PLS No. 19625. All criteria in this section has been
reviewed by staff and found acceptable.
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5: Draft Final Plat

§17.24.090.B Supplemental Material. Minor Subdivision.
Complies. This final plat is considered a minor subdivision since no improvements are
proposed with this platting. The following supplemental material was supplied with the
application:
1. A letter of intent.
2. List of adjoining land owners.
3. A reduced size map of the proposed subdivision.
4. Title commitments.
5. Site drainage with contours.
§17.24.100 Other documents to be filed.
Not Applicable. No other documents were required to be submitted with this final plat.
§17.28 Improvement Guarantee.
Not Applicable. No public improvements are proposed or required with this final plat.
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§17.36 Dedications.
Not Applicable. No dedications are proposed or required with this final plat. The park
land (Lot 2) will be dedicated with the future Townhome Plat.
§17.40 Design Standards. The design standards contain specifications for a reasonable
layout and design to ensure an efficient, orderly, well planned subdivision ready for future
construction. All relevant applicable standards in this section were reviewed and those
requiring additional information or conditioned are listed below.
§17.40.170 Easements. Where required, easements for all utilities other than public sewer
and water lines shall be a minimum of twenty feet wide, ten feet of which shall be on each
side of common rear lot lines where said lines abut. … Side lot easements, where necessary
shall be at least ten feet in width, five feet of which shall be on each side of a common lot line.
Complies, as conditioned. This plat does not show the typical perimeter or interior
utility easements. A condition of approval is that the mylar be produced showing 20foot wide easements along the perimeter boundary and 10-foot wide easements along
interior lot lines (5 feet on each side).
§17.44. Improvements. No improvements shall be made until all plans, profiles and
specifications have been reviewed and approved by the city engineer. The city engineer is
authorized to promulgate rules and regulations governing the design, materials used, and
construction practices for all public improvements.
Not Applicable. No improvements are proposed with this final plat.

REFERRAL
Notice of the Planning Commission and City Council public hearings were sent to adjacent
property owners within 150 feet of the subdivision boundary at least ten days prior to the hearing
date. A notice of public hearing was published in the Pikes Peak Courier at least seven days prior
to the hearing and a sign was posted on the property at least ten days prior to the hearing. As of
the writing of this staff report, no written public comment has been received.
The final plat was referred to various City departments including Public Works, Utilities, Parks
and Recreation, Finance, IREA, NETCFD, Black Hills Energy, Century Link, and Baja Cable.
Staff received no objections to the proposed final plat and IREA comments for easements have
been considered and incorporated into the conditions of approval.

STAFF RECOMMENDATION
THAT the Planning Commission recommend that City Council approve the Brecken Heights 4lot final plat of 13.09 acres in the SW 1/4 of Section 30, T12S-R68-W6PM (19569 E US24),
based on findings of conformance to the Subdivision regulations and the preliminary plat as
described in the staff report and as presented at public hearings subject to the following
modifications:
1. Prior to execution of the mylar by the City, revise the plat as follows:
(a) Add 20-foot wide utility easements along the entire perimeter.
(b) Add 10-foot wide utility easements along common interior lot lines (5 feet on each
side).
(c) Add a note stating “Wildfire mitigation shall be as described in the “Brecken Heights
Wildfire Mitigation Plan” by David Root, Forester, CSFS on August 11, 2020.”
(d) Add a note stating “All property owners are responsible for maintaining proper
stormwater drainage in and through their property. Public drainage easements as
specifically noted on the plat shall be maintained by individual lot owners unless
otherwise indicated. Structures, fences, materials, or landscaping that could impede
the flow of runoff shall not be placed in drainage easements.”
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PARKS AND RECREATION ADVISORY BOARD REVIEW
Since there is no residential development with this 4-lot final plat, it was not referred to the Parks
and Recreation Advisory Board (PRAB). PRAB did a thorough review of the preliminary plat
and their comments were incorporated in that approval. PRAB will review the Townhome Plat
when it is submitted, especially as it relates to residential development and park land dedication.

PLANNING COMMISSION REVIEW
The Planning Commission (PC) review is scheduled for March 11, 2021. At the PC meeting, the
Commission shall table (for more information), deny (with reasons noted in writing), or approve
the final plat, subject to any modifications.

CITY COUNCIL REVIEW
The City Council review is scheduled for April 1, 2021. At the Council meeting, Council shall
table (for more information), deny (with reasons noted), or approve the final plat, subject to any
modifications.

ATTACHMENTS

A: Draft Brecken Heights Final Plat
B: Approved Preliminary Plat/Site Plan Review
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