
 
 
 
 
 

 
ESTES VALLEY PLANNING COMMISSION 
 
MEETING DATE & LOCATION: July 21, 2015, 1:30 PM; Board Room, 
Town Hall, 170 MacGregor Avenue 
 
APPLICANT REQUEST:  
This is a request to amend the above-referenced development plan by 
redesigning the final two phases.  
  
STAFF OBJECTIVE:  

1. Review for compliance with the Estes Valley Development Code 
(EVDC); 

2. Provide a recommendation to the Planning Commission. 
 
PLANNING COMMISSION OBJECTIVE:  

1. Review for compliance with the Estes Valley Development Code 
(EVDC); 

2. Conduct a public hearing to consider applicants testimony, public 
comment, and Town staff’s findings and recommendations; and 

3. Consideration of a motion of approval or denial of the application.  
 
LOCATION: The site is located between Mary’s Lake Road (County Road 
67), Promontory Drive, Kiowa Trail, and Kiowa Drive, within the Town of 
Estes Park.   
 
OWNER/APPLICANT:  
Mary’s Meadow Development, Inc/Owner; CMS Planning and 
Development, Inc/Applicant. 
 
CONSULTANT/ENGINEER:  
Primary Contact: Joe Coop, Van Horn Engineering 
 
STAFF CONTACT: Philip Kleisler, Planner II 
 
REPORT SUMMARY: 
This report describes a request to amend Development Plan 06-01.  The 
original plan, approved in 2006, was intended to be a co-housing project.  
The Planning Commission approved a Minor Modification to the Plan in 
2013 to replace the proposed community building with a duplex, a step the 
applicant took to move away from the co-housing model.  The applicant 
now proposes to redesign Phase II and III by completely replacing the co-
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housing design with a more traditional duplex and single family home 
design.  Phase I of the project includes five (5) duplexes, which are almost 
complete at this time.  The amended Development Plan will decrease the 
total units in the project from 35 to 24, which includes:  
 
Unit Type Current Plan Proposed Plan 
Single Family 5 6 
Duplex 10 18 
Multi-family 20 0 
 
Staff reviewed this application for compliance with the Estes Valley 
Development Code.  Staff finds that if revised to comply with recommended 
conditions of approval, the application will comply with applicable 
regulations.  Therefore, staff recommends approval of the application, 
subject to conditions described in the staff report.   
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SITE DATA MAP AND TABLE: 
The 5.06 acre building site is located along Mary’s Lake Road, just east of 
Mary’s Lake Lodge and north of the Kiowa Ridge Subdivision (single family 
residential).  Figures 1a and 1b shown below provides the surrounding land 
uses and zoning.   
 
 
Parcel Number: 34024-38-004 Lot Area: 5.06 acres 
Existing Land Use:  Partially 
Undeveloped/Multi-Family Residential  

Proposed Land Uses:  No Change 

Services: 
Water:  Town of Estes Park Sewer:  Upper Thompson Sanitation 

District 
Lot Coverage:  
Maximum Allowed: 50% Proposed:  31.6% 

 
Hazards/Physical Features Mapped in the project vicinity?  
Wildfire Hazard No 
Geologic Hazard No 
Wetlands No 
Streams/Rivers No 
Ridgeline Protection No 
Wildlife Habitat No 
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PROJECT DESCRIPTION & REVIEW PROCESS:  
 
The original Development Plan 
was approved in 2006 to 
develop thirty-five (35) 
residential condominium units 
in four phases.  The original 
concept allowed for 90-degree 
parking spaces along the entire 
distance of Kiowa Trail.  
Owners would park here and 
use internal sidewalks to 
access their units along Kiowa 
Trail and below.   
 
The amended Plan moves 
away from the co-housing 
model to a more traditional site 
design of duplexes and single 
family homes.  The proposal 
allows residents to park in a 
driveway or garage at their 
home and access the units 
below through a dead-end 
drive.   
 
The amended Plan decreases 
the number of spaces along Kiowa Trail by providing driveways and 
garages.      
 
This application includes:  
 

Development Plan (§3.8):   
The purpose of a development plan is to ensure compliance with the 
zoning standards and provisions of the EVDC, while encouraging quality 
development in the Estes Valley reflective of the goals, policies and 
objectives found in the Comprehensive Plan.   
 
Decision-Making Body: Estes Valley Planning Commission  

 
 
REVIEWING AGENCY COMMENTS:  
This request has been submitted to reviewing agency staff for consideration 
and comment.  Memos are included as part of this staff report. 
 
• Estes Valley Fire Protection District memo dated June 25, 2015; 
• Town of Estes Park Utilities Division memo dated June 25, 2015; 

Zoning (Fig. 1a) and Land Uses (1b) within the project of area. 
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• Town of Estes Park Community Development memo dated June 29, 
2015; 

• Town of Estes Park Public Works memo dated July 13, 2015. 
• Upper Thompson Sanitation District memo dated July 15, 2015 
 
  
PUBLIC COMMENTS:  

In accordance with the notice requirements in the Estes Valley 
Development Code, legal notices were published in the Estes Park Trail-
Gazette.  Town staff mailed notices to property owners within 500 feet of 
the property directly notifying these owners of the public hearings 
 
As of July 14, 2015, one (1) formal written comment has been received for 
this application.  The written comment, included in your packet, opposes 
the configuration of Phase III due to impacts on the property owner’s view 
of Mummy Ridge.  Written comments will be posted to 
www.estes.org/currentapplications if received after July 14, 2015 and 
summarized by staff during the public hearing.  
 
  
STAFF REVIEW:   
 
Use, Density and Dimensional Standards 
The site plan demonstrates compliance with density and dimensional 
standards, vehicular access/circulation requirements, and pedestrian 
amenities/linkage requirements.   

 
Use (EVDC §4.4) 
The proposed Residential use is permitted in the A Accommodations 
zoning district.  No additional uses are proposed. 

 
Lot Coverage (EVDC §4.3) 
Lot coverage represents those parts of the site that are covered by 
development that prevents or impedes the passage or absorption of 
stormwater (e.g. buildings, sidewalk streets).  The proposed plan 
increases the lot coverage from 27.3% to 31.6%, a difference of 9,343 
square feet.  The increase represents an increase in the building 
footprints, and the asphalt drives and paths.  The proposed modification 
does comply with the 50% maximum standard.   
 

Grading and Site Disturbance Standards (EVDC §7.2)   
The grading plan must be altered to demonstrate compliance with general 
grading standards.  Due to the existing slope, the proposed drive to Phase 
III leads to units 19 and 20 being non-compliant with EVDC grading 
standards (§7.2.B.3) by cutting a building pad on the southern end of the 
building, while using a substantial amount of fill on the northern side.  Staff 

http://www.estes.org/currentapplications
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requested that the applicant limit the cut and fill to the maximum extent 
feasible.  The applicant has proposed changes to Beamish Court that will 
bring this driveway and Units 19 and 20 much closer to compliance (see 
memo from the applicant dated July 10, 2015).  The applicant’s memo also 
proposes enhancements to the 1:1 slope along the north side of Beamish 
Court.  
 
A number of the parking spaces in Phase II will need to be redesigned to 
ensure safe access by leveling the spaces.   
 
Landscaping and Buffers (§7.5)  
As with the original submittal, the proposed landscaping plan complies with 
the EVDC.  The applicant is proposing to leave the clump of Aspen trees 
west of Unit 18 undisturbed.  Staff supports this approach, providing that 
the trees do not impact driver and pedestrian visibility at the 
Beamish/Kiowa Trail intersection (as detailed in Public Works memo).    
 
Exterior Lighting (EVDC §7.9) 
The applicant proposes a small number street lights along Kiowa Trail.  The 
exact specifications, including pole height, are generally addressed prior to 
issuance of Town permits (“construction plans”). 
 
Off-Street Parking and Loading (EVDC §7.11) 
Kiowa Trail is publically owned, but privately maintained through a 
Maintenance Covenant dated February 17, 2006.  This unique agreement 
was intended to address nearby residents’ traffic concerns.  While 
technically a public road, Kiowa Trail functions more like a private drive, 
both in traffic intensity and routine maintenance.    
 
The original, approved plan provided extensive parking backing onto Kiowa 
Trail, something typically not permitted on public streets.  The proposed 
plan decreased the number of such spaces directly along Kiowa Trail by 
providing some enclosed garage parking and limited guest spaces for each 
unit.  Similarly, driveways and garages will be used for all parking for Phase 
III units.   
 
Adequate Public Facilities (EVDC §7.12) 
Adequate services and facilities are available to serve the development.    
The design for public facilities will be finalized with construction plans. 
 
Sewer 
The applicant proposes an 8” sewer main between the Phase II and III 
units.  Upper Thompson Sanitation District provided comments that a 20’ 
exclusive easement be provided along the main line and that any 
landscaping (especially trees) be prohibited in the easement area.  Staff 
worked with the applicant to add the recommended condition #6, requiring 
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that the Homeowners Association Declarations be amended to include this 
prohibition on landscaping in that easement area.   
 
Water and Electric Service 
Adequate water and electric service are available to serve the site and is 
similar to the original submittal.  There were no concerns expressed by the 
Estes Park Utilities Department.     
 
Drainage.   
The applicant has presented a concept that is intended to retain the 
historic drainage patterns on the site.  This is accomplished by directing 
drainage between the units in Phase II and III through swales, and then 
as a sheet flow across Beamish Court into the existing detention facility.  
As such, no curb and gutter is proposed along Beamish Court.  Some 
additional drainage information will be needed with construction plans to 
confirm this concept (see Public Works memo).  Additionally, Planning 
staff are recommending that additional information be added to the plan 
to accurately reflect the existing conditions along Kiowa Trail.    
 
Fire Protection.  
Two fire hydrants will be installed with Phase II for fire protection.  The 
Estes Valley Fire Protection District did not express concerns with this 
concept.  The site is not in a mapped Wildfire Hazard area. 
 
Outdoor Storage Areas, Activities and Mechanical Equipment (§7.13) 
As with the original submittal, two (2) trash receptacles will be located along 
Kiowa Trail to service Phase II and III.  These receptacles will be screened 
from public view through an enclosure.   
 
Street Design and Construction Standards (Appendix D) 
Many standards found in Appendix D are addressed with construction 
plans, such as the detailed driveway and sidewalk design, and erosion 
control methods.  Site visibility at the Beamish Court/Kiowa Trail 
intersection will need to be confirmed to ensure the Aspen trees are not 
obstructing pedestrian and motorist views. 
 
Minor Modification 
In accordance with Section 3.7, the Planning Commission may grant a 
Minor Modifications up to a maximum of 25% from certain zone district 
standards, provided that the Commission find that such a modification 
advances the goals and purposes of the EVDC, and either results in less 
visual impact or more effective environmental or open space preservation, 
or relieves practical difficulties in developing a site.     
 
The applicant requests a minor modification to EVDC Section 7.11.M, which 
requires the following: 
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“For premises requiring twenty (20) or more vehicular parking 
spaces, bicycle racks facilitating locking shall be provided to 
accommodate one (1) bicycle per twenty (20) parking spaces 
required or fraction thereof.” 

 
The intent of this Section was established to provide alternative modes of 
transportation, such as bicycles.  Typically, if a development has two-car 
garages, staff has assumed that bicycles would be stored inside garages.  
Developments that provide a traditional surface parking lot (e.g. Safeway) 
have consistently provided bicycle racks.  In this case, the applicant is 
proposing some surface parking and primarily single-car garages.  Because 
of the limited garage space, staff assumes that future residents and guests 
will utilize bicycle racks.   
 
The proposed site plan is required to provide parking for four (4) bicycles.  A 
decrease of 25%, per the Minor Modification allowance noted above, would 
only decrease this requirement to three (3) bicycles.   
 
Staff has identified a policy of the Comprehensive Plan for the Commission 
to consider with this decision:  
 

Community Wide Policies 
4.8 Encourage movement toward alternative modes of 
transportation. 

 
The Commission needs to make one of the following findings, should you 
wish to approve the request:  
 

1. The modification advances the goals and purposes of the Estes 
Valley Development Code; 

2. The modification results in less visual impact; 
3. The modification results in more effective environmental and open 

space preservation; or  
4. The modification relieves practical difficulties in developing a site.     

 
 
Estes Valley Comprehensive Plan 
The project site is located in the Mary’s Lake Planning Sub-area.  Staff has 
identified several consideration and guidelines from the Comprehensive 
Plan that relate this this proposal.  
 
Special Consideration #1: Maintaining the visual quality along Highway 7 
will become an important issue as development pressure increases within 
the area.  

Staff Comment: Per the request of residents within Phase I of this 
project, the applicant recorded a “No Building Easement” over much 
of the area originally contemplated for development, thus better 
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preserving the area along Highway 7.  The negative impacts from the 
steep northern slope of Beamish Court are also being addressed 
with this review.  

 
Special Consideration #6: Open meadow areas make up an important 
visual element, especially around Mary’s Lake Lodge and the meadow 
along the lower portion of Cheley Camp.  Preservation of these and other 
meadow areas will help to maintain the character of the area. 
 
Special Consideration #8: Mary’s Lake Lodge is an historic building.  
Development within the immediate area should acknowledge the historic 
importance of this building.    
 
Development Guideline #1: Lighting should be kept to a minimum, and use 
cut-off fixtures.   

Staff Comment:  As noted above, the applicant proposes three (3) 
street lights along Kiowa Trail.  The specific fixture design and pole 
height must be approved by the Town during the permitting phase.    
 

 
 
Future Plan Revisions 
Development plan approval does not obligate a property owner to build the 
approved units. The property owner can be discard the plan and submit a 
completely different plan for review and approval.  Another possibility is that 
minor or major changes are made to an approved plan.  Depending on the 
scale of proposed revisions, those revisions are either reviewed by staff or 
the Planning Commission.  Unlike revisions approved by Planning 
Commission, minor modifications approved by staff do not involve legal 
notice publication and neighbor notification.  
 
The process for reviewing revisions to approved plans is described in EVDC 
Section 3.7, Minor Modifications.  Staff also uses their best judgment to 
determine if additional review by Planning Commission is required.  
Generally, staff would approve minor modifications of up to ten percent, 
minor increases/decreases in unit size that do not affect the required 
number of parking spaces, minor shifts in building location, flipping the 
location of duplex and single-family units, or conversion of duplex units to 
single-family units.  Example of changes that would trigger review by the 
Planning Commission is a change in unit mix that results in more duplexes 
or multi-family units or significant site design changes.  
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STAFF FINDINGS:  
Based on the foregoing, staff finds: 
 
1. The application is consistent with the policies, goals and objectives of 

the Comprehensive Plan.   
2. Adequate services and facilities are available to serve the development. 
3. If revised to comply with recommended conditions of approval, the 

application will comply with applicable sections of the Estes Valley 
Development Code, as described in the staff report. 

4. The Planning Commission is the decision-making body for this 
application.   

 
RECOMMENDATION:  Staff recommends APPROVAL of Development 
Plan 06-01D, subject to the following conditions: 
 
1. Compliance with the following affected agency comments: 

a. Estes Valley Fire Protection District memo dated June 25, 
2015; 

b. Town of Estes Park Utilities Division memo dated June 25, 
2015; 

c. Town of Estes Park Community Development memo dated 
June 29, 2015; 

d. Town of Estes Park Public Works memo dated July 13, 2015. 
e. Upper Thompson Sanitation District memo dated July 15, 

2015 
 

2. The site plan shall be amended to accurately show the existing grade 
and drainage flow along Kiowa Trail, including how off-site drainage 
flows through the area near the existing traffic island.  
 

3. The slope of parking stalls shall be decreased to provide for safe vehicle 
access.  

 
4. The site plan shall be amended to reflect the proposed adjustments 

detailed in the memo from the applicant dated July 10, 2015.  Such 
changes require the review and approval of applicable reviewing 
agencies. 

 
5. Utility pedestals and boxes north of Unit 18 shall be moved to the west 

to accommodate 20-foot clearance for utility truck access.  
 

6. HOA Declarations shall be amended to prohibit any landscaping within 
the sewer and electric easement area in Phase II and III, with the 
exception of small shrubs within three (3) feet of units.    
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Staff Note: The Commission should add the applicable finding about the 
Minor Modification (Page 8), if approved.  
 
SAMPLE MOTIONS: 
I move to recommend APPROVAL (or denial) of Development Plan 
Application 06-01D, as described in the staff report, with the findings and 
conditions recommended by staff. 


	SITE DATA MAP AND TABLE:
	Services:
	PROJECT DESCRIPTION & REVIEW PROCESS:
	PUBLIC COMMENTS:
	In accordance with the notice requirements in the Estes Valley Development Code, legal notices were published in the Estes Park Trail-Gazette.  Town staff mailed notices to property owners within 500 feet of the property directly notifying these owner...

	STAFF REVIEW:

