
                                                Tuesday, September 22, 2020 at 7:00 p.m. 
 

PLANNING COMMISSION MEETING AGENDA 
1. ROLL CALL 
 
2. CONSIDERATION OF MEETING MINUTES 

Meeting Minutes of August 25, 2020 
 
3. CONSIDERATION OF NEW BUSINESS AND PUBLIC HEARING 

a) Public Hearing and Approval of a Preliminary Development Plan Amendment for Mission Hill/Silo   
Commercial Subdivision 
 
Prepared by: Stephanie Ashmann, Senior Planner 

 
 

4. OLD BUSINESS 
 

5. MISCELLANEOUS BUSINESS  
 

6. ADJOURNMENT 
PLEASE NOTE 

The following are the procedures used by the Planning Commission: 

1. Staff will present agenda items.  The Developer may present after Staff. 

2. Those in attendance who favor the proposed development may address the Commission, followed by 
those who do not favor the proposed development.  The Chair may impose time limits on speakers.  
PLEASE SIGN THE SHEET IN THE FRONT OF THE COUNCIL CHAMBERS WHEN YOU SPEAK. 

3. All questions shall be addressed to the Chair of the Planning Commission.  The Chair will call on Staff to 
address questions at the end of the hearing. Planning Commission reserves the right to question anyone at 
any time during the Public Hearing. 

4. The Commission is charged with the review of Comprehensive Plan Amendments, Rezonings, Preliminary 
Development Plans, Amended Preliminary Development Plans, Official Development Plans, Amended 
Official Development Plans, Preliminary Plats and Amended Preliminary Plats that are not approved 
administratively by the City Manager. 

5. There are two different procedures involved in the review of applications for development plan approval 
and the procedure depends on the type of plan under consideration: 
a. After review and a public hearing, the Planning Commission may recommend approval of an 

application, approval subject to specified conditions, or denial of an application.  The Planning 
Commission is not the final authority on these applications.  The City Council is the final decision maker. 

b. On applications for Official Development Plans and Amended Official Development Plans, the Planning 
Commission does make the final decision, unless the decision of the Planning Commission is appealed 
to the City Council within 10 days of the Planning Commission decision by a “party-in-interest,” as 
described in Section 11-5-13(B.1) of the Westminster Municipal Code.  If a decision of the Planning 
Commission is properly appealed to the City Council, the City Council will schedule the item for 
consideration at one of their upcoming meetings and, after holding a public hearing, make a final 
decision on the application. 

If you need further information regarding this process, or any other matter related to the City’s development 
review process, please contact the City Planning Division at 303-658-2092.  

NOTE: Persons needing an accommodation must notify the Planning Aide no later than noon on the 
Thursday prior to the scheduled Planning Commission hearing to allow adequate time to make 
arrangements. Please call 303-658-2092/TTY711 or State Relay or email jbaden@cityofwestminster.us to make 
a reasonable accommodation request.  

mailto:jbaden@cityofwestminster.us


 
 

CITY OF WESTMINSTER 
PLANNING COMMISSION 

Meeting Minutes 
August 25, 2020 

 
1. ROLL CALL 

The virtual meeting was called to order at 5:04 pm by Vice-Chair Joe McConnell.  Present were 
Commissioners, Dave Carpenter, Tracy Colling, Lawrence Dunn, and David Tomecek, 
Chairperson James Boschert, Commissioners Rick Mayo, Chennou Xiong and Elisa Torrez were 
excused from attendance.  Also present: Staff members Rita McConnell, Planning Manager, 
John McConnell, Principal Planner, Nathan Lawrence, Senior Planner, Sean McCartney, City 
Graphic Designer, Katie Schwarz, Associate Planner and Jennifer Baden, Planning Aide.  
 

2. CONSIDERATION OF MINUTES 
Meeting Minutes from July 14, 2020. 
Commissioner Dunn made a motion to accept the minutes from the July 14, 2020 Planning 
Commission meeting. Commissioner Carpenter seconded the motion.  The minutes were 
unanimously accepted (5-0). 
 
A full recording of the meeting has been posted on the Planning Commission webpage. 
 

3. ADJOURNMENT 
The meeting was adjourned at 5:06 p.m. 
 
THE WESTMINSTER PLANNING COMMISSION 
 
___________________________________________ 
James Boschert, Chairperson 



 

Agenda Memorandum                                  Agenda Item 

 

Planning Commission Meeting  
September 22, 2020 

 
 

 
 

 
 
 
 
SUBJECT: Public Hearing and Recommendation of Approval; Fifth Amended Preliminary 

Development Plan Mission Hill/Silo Commercial Subdivision 
 

PREPARED BY: Stephanie Ashmann, Senior Planner  
 
 
RECOMMENDED PLANNING COMMISSION ACTION: 
 

1. Hold a public hearing. 
 

2. Recommend approval of the Fifth Amended Preliminary Development Plan for Mission Hill/Silo 
Commercial subdivision.  
 

 

SUMMARY STATEMENT: 
 

• The applicant requests to expand the list of permitted and prohibited uses in their existing Preliminary 
Development Plan (PDP). Within the list of permitted uses, they are adding uses that have specified 
performance standards associated with them. 
 

• The applicant requests an exception to the tap room total floor area maximum for a brewery as defined 
within Section 11-2-1 of the Westminster Municipal Code (W.M.C.).  
 

• Staff has reviewed the PDP amendment using the criteria found in Section 11-5-14 of the W.M.C., and 
has found compliance with the criteria.  
 

 

 

FISCAL IMPACT:  $0 in expenditures. 

SOURCE OF FUNDS: Not applicable.  



POLICY ISSUE(S): 

Should Planning Commission recommend approval of the PDP Amendment to City Council for the subject 
property known as the Mission Hill/Silo Commercial subdivision? 

ALTERNATIVE(S): 

WMC Section 11-5-9 requires Planning Commission review of the PDP amendment and a recommendation to 
City Council. 

Planning Commission could recommend denial of the PDP amendment to City Council. Staff does not 
recommend this option because it would reduce the opportunity for the City of Westminster to provide certainty 
on expanded uses for an existing retail commercial subdivision, while still maintaining its original commercial 
character and tax base. Denying the PDP amendment would require denial of the companion Official 
Development Plan (ODP) amendment currently in for administrative review, which is pending approval based 
on City Council PDP amendment approval.  

 

BACKGROUND INFORMATION: 

Overview of Development Review and Entitlement Process 

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. The property owner of 
Lots 6A, 5R and 2 within the Mission Hill/Silo Commercial subdivision submitted a PDP amendment that is 
compliant with the Comprehensive Plan, see Attachment 1. Staff has reviewed the application and has 
determined the amendment is ready to go to public hearing. The proposed PDP amendment is seeking a 
Planning Commission recommendation of approval and City Council approval.  

The ODP is the next phase in the review process. The ODP amendment will be finalized if the PDP 
amendment is approved. The ODP amendment will be reviewed administratively. Staff will ensure that the 
document complies with the Comprehensive Plan, W.M.C., PDP, ordinances, and policies. Finally, civil 
construction documents and/or building plans will be required for any proposed use to occupy a tenant space.  

History of Subject Property 

The Mission Hill/Silo Commercial subdivision is a Planned Unit Development within the City of Westminster 
originally approved in 1983. For the past 37 years it has been operating as a traditional commercial subdivision 
with varying stints of unit vacancy. In 2010, the property was purchased and is currently managed by Brown & 
Associates. In 2016, a PDP amendment was approved by City Council to expand their list of allowable uses. 
Over the last 20 years the development has sustained a 70 percent overall occupancy rate with the current 
three main anchors being in operation for the last ten years.  

Nature of Request 

The applicant is seeking approval of an amendment to their PDP to add to the list of permitted uses to include 
the following:  

• Animal Daycare, Indoors  
• Veterinary Office and Clinic with indoor overnight animal boarding for the purposes of recovery after 

treatment  
• Thrift Store greater than 5,000 square feet  
• Brewpub 
• Neighborhood Brewery  



• Assembly Uses  
 

The applicant will be adding Gun Shop to the list of prohibited uses to align with the Comprehensive Plan’s list 
of partially prohibited uses within the Retail Commercial land use category. The new list of uses is further 
clarified by performance standards for additional review at time of business license application. The proposed 
Neighborhood Brewery use includes an exception to the tap room total floor area maximum of 30 percent as 
defined within Section 11-2-1 of the W.M.C. The proposed exception will remove the maximum entirely, see 
Attachment 2. 

Applicant 

Brown & Associates  
Contact: Drew Williamson  
7687 West 88th Avenue  
Westminster, CO  80005  
 
Property Owner 

Centennial Mission, LLC  
Contact: Samuel H. Brown  
7687 West 88th Avenue  
Westminster, CO  80005  
 

Location 

The lots in this application are contiguous and are located at the northwest corner of West 88th Avenue and 
Wadsworth Parkway in the Mission Hill/Silo Commercial Subdivision, see Attachment 3.  

Surrounding Land Uses and Designations 

Direction Development Name Zoning Comp Plan 
Designation 

 
Current Use 

 

North 
Silo Business Park  

Filing 2  
 
 

PUD – Planned 
Unit Development Retail Commercial   

Vacant Commercial 
Building  

(former Village Inn) 

East Brookhill Town Center  
 

PUD - Planned Unit 
Development  

Mixed Use 
 

Commercial 
Shopping Center  

South 
 

Standley Lake Shops  
& Pomona Gardens  

 

PUD - Planned Unit 
Development  

Retail Commercial 
& 

Office   

Shopping Center 
& Office Building  

West 

 
 

Silo Filing 1 
& Hemor Filing 2 

 

PUD - Planned Unit 
Development  

R-8  
&  

R-3.5 

Single Family 
Attached & Single 
Family Detached 

Residences  

 

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 shall be published 
and posted at least ten days prior to such hearing and at least four days prior to City Council public 



hearings. Notice was published in the Westminster Window on September 9, 2020. 
 

• Property Posting: Notice of the public hearing shall be posted on the property with a minimum of one 
sign in a location reasonably visible to vehicular and pedestrian traffic passing adjacent to the site. 
Sign(s) were posted on the subject property on September 9, 2020. The applicant has provided the 
City’s Planning Manager with a certification that the posted 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 property owners and homeowner’s associations registered with 
the City within 300 feet of the subject property. The applicable HOAs include the Silo Homeowner’s 
Association, Wildridge Townhome Owner’s Association, and Country Roads Homeowner’s Association. 
The applicant has provided the City’s Planning Manager with a certification that the required notices 
were mailed on September 9, 2020. 
 

Westminster Municipal Code Analysis 

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 Comprehensive Plan permits “retail commercial” land uses, including retail stores, eating 
establishments and banks within the PUD. The proposed amendment to the list of land uses within 
the Mission Hill/Silo Commercial subdivision is in conformance with the Comprehensive Land Use 
designation. The PDP complies with all other requirements, unless otherwise warranted pursuant to 
Criterion Three, below.  

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

The PDP exhibits sound planning principles by allowing for the City to provide the property owner the 
ability to recruit a more diverse assortment of tenants while preserving the site’s commercial 
character and retail sales tax base.  

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).  

The applicant is requesting an exception to the “Brewery” definition in Section 11-2-1 of the W.M.C., 
as identified below;  

Brewery shall mean a facility that is primarily for the on-site manufacturing of malt liquors, 
which may include a tap room that is less than or equal to 30 percent of the facility's total floor 
area, including any outdoor seating or accessory sales areas. For the purposes of this 
definition, "tap room" shall mean a use associated with and on the same premises as a 
brewery, at which guests may consume and purchase, for on or off premise consumption, the 
manufacturer's products and other nonalcoholic beverages. 

Specifically, the request is to remove the 30 percent maximum on the facility's total floor area for a 
tap room, including any outdoor seating or accessory sales areas. Staff is in support of this exception 



because the site parking already accommodates the parking needs for the existing businesses and 
the proposed new uses within the amendment. There still remains and additional 130 extra stalls. 
The PDP will limit the total floor area of the “Neighborhood Brewery” as defined within the PUD to 
keep the operations at a small scale to reduce impacts on commercial utility infrastructure.  

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

Staff finds the proposed amendment is compatible and harmonious with the existing development 
and future development in the surrounding area. The commercial offerings of the property are being 
maintained and expanded to further serve the surrounding community.  

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.  

Staff finds that the use has negligible adverse impacts to the surrounding community, and, in turn, is 
not affected adversely by the community. The proposed amendment to the list of land uses within the 
PDP are contextually appropriate. The attention to detail placed upon the proposed performance 
standards provide the City with increased oversite at time of business license application.  

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, if approved, should have negligible adverse impact on existing and future land 
uses. As explained in Criterion One, the amendment is in conformance with the current 
Comprehensive Plan and the proposed future Comprehensive Plan update that determine future land 
use.  

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 proposed PDP amendment does not impact the existing design of automobile and pedestrian 
movement within the site. As the Planning Division reviews business licenses of proposed tenants, 
site impacts will be analyzed at that time to ensure that Criterion Seven is met in relation to the PDP.  

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.  

Staff finds that the existing site and the proposed uses within the PDP have no adverse impact on 
Criterion Eight. The approval of this PDP amendment does not impact rights-of-way, easements, 
public utilities, or public land dedications that have already been established. 

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 proposed PDP amendment does not change the established performance standards of the 
original PDP approved in 1983 or amendments thereto. Any ODP in for review within the Mission 
Hill/Silo Commercial subdivision will be held to the performance standards that have already been 
established.  

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

The Operations and Community Preservation Division is working with the property owner to ensure 
the site is in conformance with their existing ODP.   

https://library.municode.com/co/westminster/codes/code_of_ordinances?nodeId=CD_ORD_TITXILADEGRPR_CH5DEPRRE_11-5-15STAPOFDEPLAMOFDEPL


 (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 Meetings and Public Comments 

A neighborhood notice of development was mailed to all property owners within 300 feet of the commercial 
center, including the Silo Townhome HOA, Wildridge HOA, and Country Roads HOA on June 11, 2020. The 
notice described the request and included a copy of the PDP for review. Staff received contact from two 
property owners within the notification boundary. One citizen had questions regarding the potential smell 
impact of a brewery and asked how the City would handle this issue. Staff conveyed to the citizen that the 
tenant will work with the City’s Building Division to implement the proper design mechanisms to address 
potential odors per City code. The other citizen stated they were in support of any uses that create and foster 
an enhanced sense of community in the area.  

Summary of Staff Recommendation 

Recommend approval of the Fifth Amended Preliminary Development Plan to the Mission Hill/Silo Commercial 
Subdivision Lots 6A, 5R, and 2. This recommendation is based on the finding that the PDP amendment is 
generally supported by Section 11-5-14 of the W.M.C.  

STRATEGIC PLAN GOALS: 

The City’s Strategic Plan goal of creating a vibrant, engaged, and inclusive community is met by allowing new 
uses within a commercial center that promote a sense of place with easy access to shopping and employment 
opportunities. The City’s Strategic Plan goal of fostering a dynamic and diverse economy is met by supporting 
a member of the business community and their efforts to increase their occupancy rates while maintaining the 
site’s commercial character.  

 

Respectfully Submitted,  

 

 

Rita McConnell, AICP 

Planning Manager  

 

ATTACHMENTS: 

Attachment 1: Comprehensive Plan Designation   

Attachment 2: Preliminary Development Plan Amendment 

Attachment 3: Vicinity Map 



Westminster Comprehensive Plan - 2013

  2-22

This designation serves a variety of neighborhood and regional commercial 
needs and can be comprised of retail stores, eating establishments, banks, 
supermarkets and business and professional offices. Auto service stations, 
convenience stores, drive-through facilities and other similar uses may be 
limited and may not be allowed in areas that directly abut residential districts, 
public/quasi-public or institutional uses or public space. When permitted, 
such facilities shall use enhanced architectural design to be compatible with 
surrounding uses. Design of all retail commercial development must be 
consistent with the Retail Commercial Design Guidelines.

Requirement

Primary Uses
banks, supermarkets, and business and 

Generally limited to arterial street 

allowed on collector streets.

sashmann
Planning Review
Attachment 1
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