
                                                Tuesday, October 13, 2020 at 7:00 p.m. 
 

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

Meeting Minutes of September 22, 2020 
 
3. CONSIDERATION OF NEW BUSINESS AND PUBLIC HEARING 

 
a) Public Hearing and Action on Official Development Plan for Expansion of Trimble, Inc.    
Autonomous Vehicle Testing Area  
 

Prepared by: David German, Senior Planner 
 

 
b) CONTINUANCE.  Public Hearing and Action on Amendment to Westminster Municipal 
Code, Title 11, Chapter 11: Sign Code.  
 
The public hearing on agenda item 3b will be continued to a date certain of November 10, 
2020, at 7pm.  Please check the City of Westminster’s Planning Commission webpage 
https://www.cityofwestminster.us/Government/BoardsCommissions/PlanningCommission 
for updates. 

 
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 

https://www.cityofwestminster.us/Government/BoardsCommissions/PlanningCommission


 
 

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


 

Agenda Memorandum                     Agenda Item 3a 

 

Planning Commission Meeting 
October 13, 2020 

 

 

 

 
 
 
SUBJECT: Public Hearing and Approval of 2nd Amended Official Development Plan for the 6th 

Replat of Westmoor Technology Park for the expansion of Trimble, Inc.’s Autonomous 
Vehicle Testing Area 

 

PREPARED BY: David German, AICP, Senior Planner 
 
 
RECOMMENDED PLANNING COMMISSION ACTION: 
 

1. Hold a public hearing. 
 

2. Approve the 2nd Amended Official Development Plan for the 6th Replat of Westmoor Technology Park 
Subdivision to allow Trimble, Inc. to expand its autonomous vehicle testing area. 

 
SUMMARY STATEMENT: 
 

• Trimble, Inc., (Trimble), which owns two contiguous lots in the Westmoor Technology Park Subdivision, 
has submitted an Official Development Plan (ODP) amendment application to the City of Westminster 
to expand its existing autonomous vehicle testing area from its developed western lot onto its 
undeveloped adjacent eastern lot. The testing of autonomously controlled vehicles has previously been 
established as an ancillary land use on the developed Trimble lot.  
 

• Trimble proposes to combine the two existing lots with a replatted subdivision. By replatting the two lots 
into one lot, the allowed land uses are shared and permitted over the entire Trimble property. This 
expansion exceeds the threshold for administrative approval. Thus, Trimble is seeking approval from 
the Planning Commission pursuant to Section 11-5-10(B) of the Westminster Municipal Code (W.M.C.) 
 

FISCAL IMPACT: 

$0 in expenditures. 

 



SOURCE OF FUNDS: 

Not applicable. 

 

POLICY ISSUE(S): 

Should the Planning Commission approve the 2nd Amended ODP for the 6th Replat of Westmoor Technology 
Park Subdivision to allow Trimble to expand its autonomous vehicle testing area? 

 

ALTERNATIVE(S): 

Planning Commission could choose to deny the ODP amendment. Staff does not recommend this option 
because Trimble’s application favorably meets the seventeen criteria used to evaluate ODP amendments 
found in W.M.C. 11-5-15 (see below). Further, this expansion will help to facilitate an efficient expansion of 
Trimble’s operations, which is beneficial to both Trimble and the City of Westminster. 

 

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 Preliminary Development Plan (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 identifies allowed densities and 
intensities of use. The W.M.C. requires that all development be in compliance with the Comprehensive Plan. 

Trimble owns two adjacent lots in the Westmoor Technology Park Subdivision (see Vicinity Map, Attachment 
1). The westernmost lot is developed with two large office buildings, parking areas, drive aisles, landscaping, 
and a small autonomous vehicle testing area. The adjacent lot to the east is undeveloped. Trimble proposes 
expansion of the autonomous vehicle testing area onto the undeveloped eastern lot (see Overall Site Plan, 
Attachment 2). The testing area is used to operate large construction, excavation, and agricultural machinery 
by use of fully automated GPS-based guidance systems, with no onboard human operator needed.  More land 
is needed so that more robust tests of the machinery can be conducted.  The tests are typically conducted 
during normal business hours in the daylight, so no lighting is needed. The expanded testing area would be 
screened from view to the north and east by the established street trees along Westmoor Drive, by the natural 
topography of the area, and by a proposed 250’ buffer. To the south, the testing area would be screened with a 
series of landscaped berms, which would protect and enhance the adjacent Walnut Creek Open Space and 
(and associated Open Space Trail; see Detailed Site Plan, Attachment 3). As a part of the proposal, Trimble 
would construct an extension of the Open Space fencing along its southern property boundary (currently this 
fencing ends at the western property line of the undeveloped parcel). 

This application does not introduce a new land use, and thus, is in keeping with both the existing 
Comprehensive Plan designation for the site (Office / R&D Low) and the existing PDP. The two Trimble-owned 
lots will be replatted into one lot as part of this application. Under this condition, the expanded testing ground 
area would remain an ancillary and accessory use to the primary use (Research and Development 
Facility/Office). Pursuant to Section 11-5-5 (A) of the W.M.C., an ODP amendment will be needed for this 
expansion of the existing testing area. Section 11-5-10 (B) of the W.M.C. establishes that this ODP 
amendment will require Planning Commission approval, as it exceeds the thresholds for administrative 
approval in the following areas: 

 (a) The proposal changes the land area devoted to any approved use by more than ten percent; and 

 (b) The proposal changes the intensity of any approved use by more than ten percent.  



The ODP amendment will be evaluated using the seventeen criteria found in Section 11-5-15 (A) of the W.M.C. 
(see below). 

History of Subject Properties 

There are two adjacent properties, both owned by Trimble, (Lots 1C and 1D of Block 2, Westmoor Technology 
Park Subdivision, 6th Replat), addressed by this application. Development began on the westernmost lot in 
2012, and it now contains two multistory office buildings of 125,000 and 118,000 square feet in area. The 
easternmost lot has not been developed and remains vacant land. The two lots are 19.038 acres and 11.421 
acres in area, respectively, and abut the south side of Westmoor Drive. 

Nature of Request 

The applicant is seeking approval of the 2nd Amended Official Development Plan for the 6th Replat of 
Westmoor Technology Park Subdivision to allow for the expansion of its autonomous vehicle testing area, 
pursuant to Section 11-5-10 (B) of the W.M.C., as described above. 

Applicant 

David Wells 
Wells Springs, Inc. 
155 Cook Street, Suite 141 
Denver, CO 80206 
 
Property Owner 

Trimble, Inc. 
Contact: Angela Williams, Senior Director of Real Estate and Facilities 
935 Stewart Drive 
Sunnyvale, CA 94085 
 
Location 

The lots in this application are contiguous and are located on Westmoor Drive north of West 108th Avenue in 
the Westmoor Technology Park Subdivision. They are addressed as 10358 and 10368 Westmoor Drive 
(developed western lot) and 10158 Westmoor Drive (undeveloped eastern lot). 

Surrounding Land Uses and Designations 

Direction Development Name Zoning Comp Plan 
Designation 

 
Current Use 

 

North 
 

Westmoor Technology Park 
Subdivision 

 

PUD Office / R&D Low Office Park 
Campus 

East 
 

Westmoor Technology Park 
Subdivision 

 

PUD Office / R&D Low Office Park 
Campus 

South 
 

City Open Space 
 

PUD City Open Space Open Space 
(undeveloped) 

West 
 

Golf Course 
(Walnut Creek Golf Preserve) 

 

PUD Golf Courses Golf Course 

 



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 October 1, 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 by October 1, 2020. 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 property owners and homeowner’s associations registered with 
the City within 300 feet of the subject property. The applicant has provided the City’s Planning Manager 
with a certification that the required notices were mailed on by October 1, 2020. 

Westminster Municipal Code Analysis 

11-5-15. - Standards for Approval of Official Development Plans and Amendments to Official Development 
Plans. 

(A) In reviewing an application for the approval of an Official Development Plan or amended Official 
Development Plan, the following criteria shall be considered:  

1. The plan is in conformance with all City Codes, ordinances, and polices. 
 
The plan is in conformance with all City Codes, ordinances, and polices and follows the ODP approval 
process provided for in Sections 11-5-5 (A) and 11-5-10 (B) of the W.M.C. 
 

2. The plan is in conformance with an approved Preliminary Development Plan or the provisions of the 
applicable zoning district, if other than Planned Unit Development (PUD).  

The plan is in conformance with the established PDP and the Comprehensive Plan designation for 
the indicated lots, as described above. 

3. The plan exhibits the application of sound, creative, innovative, or efficient planning and design 
principles. 

The plan exhibits sound and efficient planning and design principles by incorporating buffer areas, 
landscaped berms, dust, noise, and vibration mitigation, runoff/drainage control, and water quality 
measures. 

4. For plans in PUD zones, 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 Official Development Plan.  

There are no exceptions requested or limitations warranted by the plan. 

5. The plan is compatible and harmonious with existing public and private development in the 
surrounding area.  

The plan represents an expansion of an existing ancillary land use that has an established history of 
harmonious coexistence with public and private development in the surrounding area. The plan also 



incorporates buffer areas, landscaped berms, dust, noise, and vibration mitigation, runoff/drainage 
control, and water quality measures to ensure continued compatibility with the surrounding area. 

6. The plan 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 plan mitigates any potential adverse influences that might affect the surrounding area by 
including buffer areas, landscaped berms, dust, noise and vibration mitigation (reducing the number 
of vehicles being tested at once), runoff/drainage control, and water quality measures. 

7. The plan has no significant adverse impacts on future land uses and future development of the 
immediate area.  

The plan represents an expansion of an existing ancillary land use that has an established history of 
harmonious coexistence with public and private development in the surrounding area. The future 
development of the immediate area (which is already mostly developed) is unlikely to introduce land 
uses that will be incompatible with the plan. In the long term, there is the possibility that the testing 
area will be replaced by more office buildings, parking, and landscaped areas, as is common 
throughout the development. 

8. The plan provides for the safe, convenient, and harmonious grouping of structures, uses, and 
facilities and for the appropriate relation of space to intended use and structural features.  

The plan proposes no new structures, and provides adequate spacing and buffering from adjacent 
existing uses and structures. 

9. Building height, bulk, setbacks, lot size, and lot coverages are in accordance with sound design 
principles and practice.  

The plan proposes no new structures, and provides adequate spacing and buffering from adjacent 
existing uses and structures. Further, the combining of the two indicated lots meets and exceeds all 
setback, lot size, and lot coverage requirements. 

10. The architectural design of all structures is internally and externally compatible, in terms of shape, 
color, texture, forms, and materials.  

The plan proposes no new structures, and does not introduce any incompatible architectural designs 
or elements. 

11. Fences, walls, and vegetative screening are provided where needed and as appropriate to screen 
undesirable views, lighting, noise, or other environmental effects attributable to the development. 

The plan includes landscaped berms, large undeveloped buffers, existing tree lines, and natural 
topography to mitigate undesirable views, noise, and other environmental effects caused by the 
development. No additional lighting is proposed with the plan. Trimble will extend existing Open 
Space fencing at no cost to the City as a part of the plan. 

12. Landscaping is in conformance with City Code requirements and City policies and is adequate and 
appropriate.  

Planning and Engineering Staff has walked the site with the applicant and has determined that the 
landscaping and layout proposed with the plan is adequate and appropriate for the proposed 
development. All applicable City Code and City policy requirements are met by the plan.  

13. Existing and proposed streets are suitable and adequate to carry the traffic within the development 
and its surrounding vicinity.  



As an expansion of an existing ancillary land use, the plan is not anticipated to add any additional 
traffic volume to surrounding roadways. The existing drive aisles and streets are suitable and 
adequate to carry the traffic within the development and its surrounding vicinity. 

14. Streets, parking areas, 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.  

No new streets, parking areas, driveways, access points, or turning movements are proposed with 
the plan. The existing drive aisles and streets are suitable and adequate to carry the traffic within the 
development and its surrounding vicinity, and no additional hazards are anticipated. 

15. Pedestrian movement is designed in a manner that forms a logical, safe, and convenient system 
between all structures and off-site destinations likely to attract substantial pedestrian traffic.  

The plan does not propose activity or land uses that would generate new pedestrian traffic/ 
movement. By providing landscaped berms, buffers, adverse impact mitigation, and extended Open 
Space fencing, the plan supports and protects existing pedestrian mobility. 

16. Existing and proposed utility systems and storm drainage facilities are adequate to serve the 
development and are in conformance with the Preliminary Development Plans and utility master 
plans.  

Proposed utility systems (which consists of the expansion of existing irrigation systems) and storm 
drainage facilities proposed with the plan are adequate to serve the development and protect the 
surrounding environment. There are no anticipated conflicts with any PDP or utility master plans. 

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

Trimble is in good standing with, and is in compliance with all fiscal and W.M.C. requirements of the 
City. 

 (B) Failure to meet any of the above-listed standards may be grounds for denial of an Official Development 
Plan or an amendment to an Official Development Plan.  

Neighborhood Meetings and Public Comments 

A neighborhood meeting was held virtually on September 1, 2020 at 6PM. No members of the public or 
surrounding property owners attended the event. To date, no public comments have been received by Staff. 

Summary of Staff Recommendation 

Staff recommends that the Planning Commission approves the 2nd Amended Official Development Plan for the 
6th Replat of Westmoor Technology Park Subdivision to allow Trimble to expand its autonomous vehicle testing 
area. 

Staff recommends that the Planning Commission approve the requested ODP amendment because the 
proposed plan meets all seventeen criteria for review found in W.M.C. 11-5-15 (A) as outlined above, and 
allows Trimble to efficiently expand its testing operations, which supports its future business needs and growth. 

 

 

 

 

 

 



STRATEGIC PLAN GOALS: 

The City’s Strategic Plan goal of Visionary Leadership, Effective Governance and Proactive Regional 
Collaboration is met by approving the proposed ODP amendment, as the project meets the W.M.C. and other 
applicable requirements. A Beautiful, Desirable, Safe and Environmentally Responsible City is supported by 
the ODP amendment which includes mechanisms for protecting the surrounding area from adverse conditions 
such as noise and vibration, and protecting the environment with appropriate dust control and stormwater 
management measures. A Dynamic, Diverse Economy is reinforced with the approval of the proposed ODP 
amendment, as it allows a large local employer to efficiently expand its operations, which supports the 
company’s economic health, growth, and employment opportunities. 

 

Respectfully Submitted, 

 

 

Rita McConnell, AICP 

Planning Manager 

 

ATTACHMENTS: 

Attachment 1: Vicinity Map 
Attachment 2: Overall Site Plan 
Attachment 3: Detailed Site Plan 
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