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From: Lawrence, Nathan

To: Ann Grob

Subject: RE: [EXTERNAL] Public hearing

Date: Monday, February 10, 2025 11:16:00 AM

Attachments: PC Agenda Memo - Uplands C1 CPA PDPA - 2-11-25.docx
Hello Ann,

Thank you for reaching out and providing comment. | will include your comments in the Planning
Commission agenda memo packet. Yes, a park is required to the east of the site as you indicated.
The land has been dedicated to the city as part of the original Uplands PDP process. Budget and
timeline for the park’s construction has not yet been determined.

See attached draft agenda memo that includes the details that the Commissioners will review as part
of their determination of recommendation to City Council. Please let me know if you have any
questions.

Regards.

Nathan Lawrence (ne¢/him)
Senior Planner
City of Westminster | Community Development

actrmincsterco ae ‘7

Useful Links:

De in Westminster - Detailed overview of the development process and submitta

ojects and permits, submit plans, make payments and schedule

iNnspections

From: Ann Grob <ann.m.grob@gmail.com>

Sent: Monday, February 10, 2025 1:59 AM

To: Lawrence, Nathan <nlawrence@westminsterco.gov>
Subject: [EXTERNAL] Public hearing

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

Nathan Lawrence,

| stillwant commercial/residential for the C1 area around Prospector's Point. Also,
please let me know the key points of the public hearing should | not be able to attend.

And will there still be a park between 87th and 88th?



mailto:nlawrence@westminsterco.gov
mailto:ann.m.grob@gmail.com
mailto:nlawrence@westminsterco.gov
https://www.cityofwestminster.us/Government/Departments/CommunityDevelopment/developinwestminster
http://www.cityofwestminster.us/Government/Departments/CommunityDevelopment/ApplyforaPermitorproject
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SUBJECT:	Public Hearing and Recommendation of a Comprehensive Plan Amendment and Preliminary Development Plan Amendment for Uplands Filing 3, Block 1, Tract A and Block 3



PREPARED BY:	Nathan Lawrence, Senior Planner





RECOMMENDED PLANNING COMMISSION ACTION:



1. Hold a public hearing.


2. [bookmark: _Hlk111442816]Recommend that City Council approve the Comprehensive Plan Amendment and Preliminary Development Plan Amendment for Uplands Filing 3, Block 1, Tract A and Block 3 subject to the condition set forth in the Summary of Staff Recommendations herein. This recommendation is based on the finding that the Comprehensive Plan Amendment and Preliminary Development Plan Amendment generally comply with the criteria in Sections 11-5-21 and 11-5-14 of the Westminster Municipal Code.



SUMMARY STATEMENT:



· [bookmark: _Hlk158645525][bookmark: _Hlk171245566]The proposed development consists of one planning area of the Uplands development located southeast of the intersection of Federal Boulevard and West 88th Avenue, see Attachment 1. 

· The applicant is requesting approval of a Comprehensive Plan Amendment and Preliminary Development Plan (PDP) Amendment. Approval of these amendments would facilitate construction of multifamily development without a commercial component in Uplands Filing 3, Block 1, Tract A and Block 3, which includes Planning Areas C(1B) and (1C) and comprise approximately 10.05 acres, see Attachments 2 and 3. 


FISCAL IMPACT:

$0 in expenditures



SOURCE OF FUNDS:

Not applicable. 



POLICY ISSUE(S):

Should the Planning Commission recommend that City Council approve the requested Comprehensive Plan and PDP Amendments for the subject property known as Uplands Filing 3, Block 1, Tract A and Block 3?



ALTERNATIVE(S):

The Planning Commission could choose to recommend that City Council deny the requested Comprehensive Plan and PDP Amendments. Staff does not recommend this option because the ODP is generally supported by the criteria set forth in Sections 11-5-21 and 11-5-14, Westminster Municipal Code (W.M.C.)



BACKGROUND INFORMATION:

Overview of Development Review and Entitlement Process

[bookmark: _Hlk74814958]The development review and approval process can vary throughout the City, depending upon the specific property and the proposed development, but typically requires a PDP and ODP pursuant to the land use allowances established by the Comprehensive Plan. The Comprehensive Plan includes specific land use designations that provide a broad range of uses and identify allowed densities and intensities of use. The W.M.C. requires that all development be in compliance with the Comprehensive Plan. 

If the City Council chooses to approve these Comprehensive Plan and PDP Amendments, the next step in the development review process will be submittal of ODPs for any proposed multifamily development.

History of Subject Property

The subject property was annexed into the City in 1970. The property is currently zoned Planned Unit Development (PUD) with the PDP having been approved in December 2021. The property is vacant land and has generally been used for agricultural uses for approximately 100 years.

Nature of Request

The applicant is seeking approval of a Comprehensive Plan Amendment and PDP Amendment for Uplands Filing 3, Block 1, Tract A and Block 3 PA-C(1). The proposed Comprehensive Plan Amendment changing the property designation from Commercial Mixed Use to Urban Multi-Family in order to remove the requirement, along with the PDP which lays out specific allowable land uses, would facilitate construction of future multifamily development without a commercial component. 

Applicant/ Property Owner

VPDF Uplands LLC

Chad Ellington1480 Humboldt Street

Denver, CO 80218

303.503.1016

CHAD@PEAKDEVGRP.COM



Location

The proposed development is located southeast of the intersection of Federal Boulevard and West 88th Avenue, see Attachment 1.

Surrounding Land Uses and Designations

		Direction

		Development Name

		Zoning

		Comp Plan Designation

		

Current Use





		North

		

City of Federal Heights



		N/A



		N/A

		Commercial



		East

		

Overlook at the Uplands



		PUD

		Suburban Multifamily

		Under Construction



		South

		

Crowne Pointe Academy



		PUD

		Public/Quasi Public

		School



		West

		

Uplands



		PUD

		Mixed Use Neighborhood

		Vacant







Public Notification

Section 11-5-13(A), W.M.C. requires the following three public notification procedures:

· Published Notice: Notice of public hearings scheduled before Planning Commission or City Council shall be published and posted at least ten days prior to such hearing. Notice was published in the Westminster Window by the required deadline.


· Property Posting: Notice of the public hearing shall be posted on the property by the applicant with a minimum of one sign per every 660 linear feet of street frontage in a location reasonably visible to vehicular and pedestrian traffic passing adjacent to the site. Sign(s) were posted on the subject property by the required deadline. The applicant has provided the City’s Planning Manager with a certification that the sign(s) were posted and properly maintained throughout the posting period.


· Written Notice: At least ten days prior to the date of the public hearing, the applicant shall mail individual notices by first-class mail to all addresses within 1,000 feet of the subject property. The mailing list to be used shall be provided to the applicant by City staff. The applicant has provided the City’s Planning Manager with a certification that the required notices were mailed by the required deadline.



Westminster Municipal Code Analysis

11-5-21: Standards for Approval of Land Use Plan (Comprehensive Plan) Amendments 

(B) In reviewing an application for an amendment to the Land Use Plan, the following criteria 

shall be considered: 

1. The proposed amendment is consistent with the vision, intent and applicable policies of the Comprehensive Plan and other adopted plans, policies and guidelines. 



The proposed amendment maintains a general mix of residential and secondary uses allowed within the existing PDP for overall PA-C(1). Use categories proposed include residential (both market rate and affordable), civic/community uses, schools and churches. The proposed amendment helps support adjacent commercial uses by increasing the number of residential units in the near future.



2. The proposed amendment serves a substantial public purpose and will not be substantially detrimental to the surrounding lands. 

The proposed residential uses serve a public purpose by creating a neighborhood that gives residents a living environment with amenities including retail services, schools and public open spaces. The proposed amendment is not detrimental to the surrounding area due to a mix of uses within the existing nearby neighborhoods. The proposed multi-family use creates a harmonious density transition with the adjacency of Federal Boulevard and the plans for Bus Rapid Transit along this corridor.  

3. The proposed amendment shall consider the nature and degree of impacts on neighboring lands. Individual parcels or groups of parcels shall not be subject to a change in land use in such way that the new designation is substantially inconsistent with the uses of the surrounding area. 

The proposed amendment minimizes the nature and degree of impacts on nearby neighborhoods by providing residential units in a location that will support existing and future nearby commercial.

4. The proposed amendment is necessary in order to address substantially changed conditions in the immediate area of the subject tract since adoption of the Land Use Plan or an error contained in that document. 

The current PDP was approved as a mixed-use commercial development that allows for a maximum of 1.5 FAR for commercial development and up to 370 units of residential development. In addition, the development of any residential unit within this designation requires vertically mixed-commercial uses with a minimum FAR of 0.1. Uplands has marketed the PA-C(1) site under the current Comprehensive Plan designation and has seen little interest due to the commercial requirements tied to residential development. Commercial developers too, have expressed little interest due to vacancy in existing nearby retail. Because of the hurdles facing commercial development in this location, additional housing would further support the long-term success of existing and other future commercial that develops in this area.

5. The proposed amendment provides for the orderly physical growth of the City. 



The proposed amendment provides a variety of residential rooftops in this area and a use that is more achievable for the current market conditions. The proposed housing also supports a challenged commercial market. The amendment helps create a 20-minute neighborhood that gives residents a high-quality living environment rich with nearby amenities, including retail services, schools and public open spaces.



6. The proposed amendment furthers an important public policy, including but not limited to a need for affordable housing, protection of historic resources, preservation of open space, or reduction in water demand by virtue of a different land use category. 

The proposed amendment furthers the City’s adopted sustainability and housing goals by providing additional market rate housing opportunities within C1(B) and C1(C), as well as a mix of housing opportunities within the Uplands PDP. The proposed amendment will also provide a complete 20-minute, walkable neighborhood, which will reduce the need for the automobile, resulting in lower emissions, and improving the air quality for the neighborhood.

7. The proposed amendment is appropriate in order to address a uniqueness in the size, shape and character of the parcel in relation to neighboring lands. Proof that a small parcel is unsuitable for use as presently designated or that there have been substantial changes in the immediate area may justify an amendment subject to evidence furnished by the applicant. 

The proposed amendment is appropriate to address the uniqueness in character of the property. The proposal includes a re-allocation of uses, addressing the changing market conditions and a challenged commercial market. Constraints to commercial development due to limited access off Federal Boulevard (limited to right-in/right-out access), limited traffic counts off internal streets and lack of visibility indicate that higher density residential uses, such as multi-family and townhomes are better suited for success in this location. These additional residents would not only activate the larger area, but also stimulate RTD ridership and support existing and future commercial uses.

8. The proposed amendment will not negatively impact the transportation system, drainage, water and sewer infrastructure, water supply, fire and police services, the parks and open space system, or the City general fund revenue. 

The proposed amendment has no impact on the drainage, water and sewer infrastructure, water supply, fire and police services, or the parks and open space system, to exceed their design capacity. The infrastructure systems have been designed to meet the original master plan and those same improvements are being provided with this proposed amendment.

As reflected in the traffic study submitted with this application, the proposed amendment to Urban Multi-Family will not negatively impact the transportation system and is in compliance with previous traffic assessments.

9. The proposed amendment will not negatively impact referral agencies such as the Colorado Department of Transportation, local school districts, the Rocky Mountain Metropolitan Airport, or other agencies pertinent to the location and nature of the requested amendment.

The proposed amendment has no impact on the designed capacity of public services or public infrastructure provided by referral agencies. As reflected in the traffic study submitted with this application, the proposed amendment to Urban Multi-Family will not negatively impact the transportation system and is in compliance with previous traffic assessments. The proposed amendment is anticipated to reduce the impact on the transportation system, including transportation infrastructure provided by referral agencies such as CDOT. Public services and public infrastructure have been designed to meet the original master plan and those same improvements are being provided with this proposed amendment.

10. The proposed amendment establishes minimal environmental impacts or has sufficiently mitigated any identified impacts.



No environmentally sensitive characteristics were found within PA-C(1) that would create limitations on the ability to develop commercial and residential uses.  

The applicant has provided a narrative regarding the standards of approval which may be viewed in Attachment 3.

11-5-14. - Standards for Approval of Planned Unit Development Zoning, Preliminary Development Plans and Amendments to Preliminary Development Plans.

(A) In reviewing an application for approval of Planned Unit Development zoning and its associated Preliminary Development Plan, or an amended Preliminary Development Plan, the following criteria shall be considered: 

1. The Planned Unit Development (PUD) zoning and the proposed land uses in the associated Preliminary Development Plan are in conformance with the City's Comprehensive Plan and all City Codes, ordinances, and policies. 

The PDP Amendment generally conforms to the density and uses of the existing Comprehensive Plan designation and conforms with the W.M.C., ordinances, and policies.

2. The Preliminary Development Plan exhibits the application of sound, creative, innovative, and efficient planning principles. 

The PDP Amendment exhibits sound planning principles as it concentrates dense residential development along an arterial corridor and near commercial uses and future park spaces.

3. Any exceptions from standard Code requirements or limitations are warranted by virtue of design or special amenities incorporated in the development proposal and are clearly identified on the Preliminary Development Plan (PDP). 

There are no exceptions included in the PDP Amendment.

4. The PDP is compatible and harmonious with existing public and private development in the surrounding area. 

The PDP Amendment proposes uses that are compliant with the proposed Urban Multifamily comprehensive plan designation. ODPs for future development must comply with all standard W.M.C. requirements and must include appropriate setbacks, landscaping, and height restrictions to ensure the development is harmonious with private development in the area.

5. The PDP provides for the protection of the development from potentially adverse surrounding influences and for the protection of the surrounding areas from potentially adverse influence from within the development. 

The PDP Amendment restricts uses that may cause adverse impacts on the surrounding area. The PDP Amendment is compliant with the 2040 Comprehensive Plan and ample setbacks will protect the development from potential adverse surrounding influences.

6. The PDP has no significant adverse impacts upon existing or future land uses nor upon the future development of the immediate area. 

The PDP Amendment does not have significant adverse impacts upon existing or future land uses. The PDP Amendment is compliant with the proposed Urban Multifamily comprehensive plan designation.

7. Streets, driveways, access points, and turning movements are designed in a manner that promotes safe, convenient, and free traffic flow on streets without interruptions, and in a manner that creates minimum hazards for vehicles and pedestrian traffic. 

The access points shown on the proposed PDP Amendment have not changed from the access points that were approved in the PDP. The vehicle access points will be designed with future ODPs and will meet the City’s Engineering Standards and Specifications.

8. The City may require rights-of-way adjacent to existing or proposed arterial or collector streets, any easements for public utilities and any other public lands to be dedicated to the City as a condition to approving the PDP. Nothing herein shall preclude further public land dedications as a condition to ODP or plat approvals by the City. 

The PDP Amendment does not preclude dedication of future right-of-way or public land. If additional right of way will be needed for this development, it will need to be shown on an ODP and Plat.

9. Performance standards are included that ensure reasonable expectations of future Official Development Plans being able to meet the Standards for Approval of an Official Development Plan contained in Section 11-5-15, W.M.C.  

The PDP Amendment includes the necessary standards to ensure future ODPs are able to meet the standards of approval. The ODP will need to meet the requirements included in the W.M.C., the Multifamily Residential Design Standards, and the Landscape Regulations.

10. The applicant is not in default or does not have any outstanding obligations to the City. 

The applicant is not in default and does not have outstanding obligations to the City.

(B) Failure to meet any of the above-listed standards may be grounds for denial of an application for Planned Unit Development zoning, a Preliminary Development Plan or an amendment to a Preliminary Development Plan. 



Neighborhood Meeting(s) and Public Comments

A neighborhood meeting was held at Crown Pointe Academy on December 11, 2024. In advance of the neighborhood meeting, the applicant mailed notice of the meeting to property owners, occupants, and homeowners associations registered with the City within 1,000 feet of the subject property. The meeting was also advertised on the City’s website. Several members of the public attended the neighborhood meeting. The applicant started the meeting with a presentation about the proposed development and staff gave an overview of the development review process. 

Questions were raised about site density, location of future multifamily buildings, future building height and on-site parking for future development. One community member raised concerns about their views from their residence in Prospectors Point Condos being blocked by future multifamily development.

Summary of Staff Recommendation

[bookmark: _Hlk170915585]Staff recommends that the Planning Commission recommend approval of the Comprehensive Plan and PDP Amendments for Uplands Filing 3, Block 1, Tract A and Block 3.



STRATEGIC PLAN PRIORITIES:

[bookmark: _Hlk158647531][bookmark: _Hlk188872823]The City’s Strategic Plan priorities of Access to Opportunity and Economic Vitality are met by facilitating new and diverse housing opportunities.



ATTACHMENTS:

Attachment 1: Vicinity Map

Attachment 2: Proposed Preliminary Development Plan

Attachment 3: Comprehensive Plan Amendment Application and Narrative
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Access to Opportunity: Advance access to opportunity and prosperity for all in Westminster
through diverse housing choices, increased mobility options, safe and walkable neighborhoods, and
strong social networks.
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Economic Vitality: Promote and support a resilient economy that attracts and retains a diversity of
businesses, workers, and industries, expands living wage jobs, and diversifies the City's tax base.







Thank you,

Ann M Grob, Pharm.D., B.S.N.

303.748.7408
ann.m.grob@gmail.com
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