
 

Agenda Memorandum                        Agenda Item 3a. 

 

Planning Commission Meeting 

February 13, 2024 
 

 
 

SUBJECT: Public Hearing and Consideration of an Official Development Plan for Uplands Filing 1, 

Block 4 / PA-A(4) 

 

PREPARED BY: Amy Johnson, AICP, Senior Planner 

 

RECOMMENDED PLANNING COMMISSION ACTION: 

1. Hold a public hearing. 

2. Recommend that City Council approve the Official Development Plan for Uplands Filing 1, 

Block 4 / PA-A(4), subject to the conditions set forth in the Summary of Staff 

Recommendations herein. This recommendation is based on the finding that the Official 

Development Plan generally complies with the criteria in Section 11-5-15 of the Westminster 

Municipal Code.  

 

SUMMARY STATEMENT: 

• The proposed development consists of one parcel of land totaling 13.99 acres, located north of 

West 84th Avenue, east of Lowell Boulevard, see Attachment 1. 

• The applicant is requesting approval of an Official Development Plan (ODP) that would 

facilitate the subdivision of the property for 125 single family detached (SFD) and single family 

attached (SFA) homes, see Attachment 2. 

 

FISCAL IMPACT: 

$0 in expenditures 

 

SOURCE OF FUNDS: 

Not applicable. 



 

POLICY ISSUE(S): 

Should the Planning Commission recommend that City Council conditionally approve the ODP for the 

subject property known as Uplands Filing 1, Block 4 / PA-A(4) subject to the conditions set forth in the 

Summary of Staff Recommendations herein? 

 

ALTERNATIVE(S): 

1. The Planning Commission could choose to recommend City Council deny the ODP. Staff does 

not recommend this option because conditional approval of the ODP is generally supported by 

the criteria set forth in Section 11-5-15, Westminster Municipal Code (W.M.C.). 

2. The Planning Commission could choose to recommend City Council approval of the ODP 

without one or more of the conditions recommended by staff. Staff does not recommend this 

option because the conditions of approval outlined in this agenda memo ensure that the ODP 

satisfies the Standards for Approval of ODPs in the W.M.C. as well as requirements for 

recordation, design standards, and other needed technical corrections. 

 

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 identify allowed densities and intensities of use. The W.M.C. requires that all development 

comply with the Comprehensive Plan. If the City Council chooses to approve this ODP, the next step 

in the development review process will be to secure the approval of civil construction and building 

construction documents prior to allowing construction on the site. 

History of Subject Property 

The subject property is within the original town limits. 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 been used for agricultural uses for approximately 100 years.  

Nature of Request 

The applicant is seeking approval of an ODP for Uplands Filing 1, Block 4 / PA-A(4). The proposed 

ODP allows for the construction of a total of 125 residential dwelling units. 28 of the lots will 

accommodate single-family detached units, and 97 of the lots will accommodate single family 

attached units. The proposal also includes a one-acre park that will be publicly accessible in 

accordance with the conditions of approval for the PDP. 

The applicant requested to advance this application to public hearings prior to the recordation of the 

Final Plat and approval of Construction Drawings associated with the public improvements within the 

larger Uplands Parcel A, and also prior to the full completion of staff reviews of this ODP. 

Improvements shown in the Uplands Filing 1 Block 4 / PA-A(4) ODP are contingent upon the approval 



of the Parcel A public improvements. Staff recommends six conditions of approval, which are listed in 

the Summary of Staff Recommendation toward the end of this memo to ensure this ODP will meet all 

the approval standards and requirements prior to recordation and the issuance of building permits, 

see Attachments 5-9. 

The applicant is requesting 13 exceptions with the ODP. The exceptions and justifications for them 

are provided on sheets 5-7 of Attachment 2 and pages 4-5 of Attachment 5. Eight of the 13 

exceptions are proposed to reduce standards by more than ten percent from the Uplands Master 

ODP which was approved in 2021, see Attachment 3. A summary of all exceptions is provided in 

Attachment 4. 

Property Owner 

VPDF Uplands, LLC 

Brendan Bosman 

901 Marquette Avenue S 

Ste. 3300, Minneapolis, MN 55402 

Bbosman@varde.com 

Applicant 

Norris Design 

Kayleigh Gillespie 

1101 Bannock Street 

Denver, CO 80204 

Kgillespie@norris-design.com 

Location 

Uplands Filing 1, Block 4 / PA-A(4) is a 13.99-acre property located north of West 84th Avenue, east 

of Lowell Boulevard, see Attachment 1. 

 

Surrounding Land Uses and Designations 

Direction Development Name Zoning 
Comp Plan 
Designation 

 
Current Use 

 

North 
 

Uplands Parcel A 
 

PUD  
Residential Low 

Density 
Vacant  

East 
 

Uplands Parcel A 
 

PUD 
Residential Low 

Density 
Vacant 

South 
 

Pillar of Fire Property 
 

Unincorporated 
Adams County 

Public / Quasi 
Public 

Institution 

West 
 

Shaw Heights 
 

R-A, 
Unincorporated 
Adams County 

Residential Low 
Density, Public / 

Quasi Public 

Single Family 
Detached 

Residential and 
School 

 

Public Notification 

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

mailto:Bbosman@varde.com
mailto:Kgillespie@norris-design.com


• Published Notice: Notice of public hearings scheduled before the Planning Commission or the 

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 for 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 

11-5-15. - 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 policies.  

With the recommended conditions of approval outlined in the Summary of Staff 

Recommendation below, the proposed ODP will generally meet all City Codes, ordinances, 

and policies with 13 exceptions that are summarized in Attachment 4, and after working with 

staff to address corrections outlined in Attachments 5-9. 

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).  

With the recommended conditions of approval in the Summary of Staff Recommendation in 

this memo and allowing for the exceptions outlined in Attachment 4, the ODP will generally 

comply with the Uplands PDP.  

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

principles. 

The ODP exhibits the application of innovative planning and design principles upon the 

fulfillment of the recommended conditions. 

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.   

The applicant is requesting 13 exceptions with the ODP. The exceptions and justifications for 

them are provided on sheets 5-7 of Attachment 2. Eight of the 13 exceptions are proposed to 

reduce standards by more than ten percent from the Uplands Master ODP approved in 2021, 

see Attachment 3. A summary of all requested exceptions can be found in Attachment 4.  



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

surrounding area.  

Staff finds that the plan is generally compatible with existing public and private development in 

the surrounding area of the City. Building height is limited to two stories along the Lowell 

Boulevard perimeter of the development to provide an appropriate transition from surrounding 

development and conform with the “Perimeter Sensitivity Zone” identified in the Master ODP. 

The applicant has provided a street section of Lowell Blvd that shows the future conditions and 

effects of grading in Attachment 11. 

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.  

Staff finds that the proposed ODP generally provides for protection from influences 

surrounding the development provided the applicant makes all recommended revisions in 

accordance with the conditions of approval. 

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

immediate area.   

The proposed ODP has no significant adverse impacts on future land uses and future 

development. Setbacks are provided around the perimeter of the development and all access 

points are designed to City Standards. If all the recommended conditions of approval are 

included, the design will buffer and mitigate 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 ODP proposes new public and private streets and alleys with homes gaining vehicular 

access from the alleys. The proposed residential lots range between 1,072 to 2,840 square 

feet. These represent the smallest SFD lots in the City. The addition of a publicly accessible 

park will benefit the community. 

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

design principles and practice.  

The applicant is requesting eight exceptions to the standards approved in the Uplands Master 

ODP for setbacks, off street parking, private yard space, and lot depth as shown on sheets 5 

and 6 of Attachment 2, summarized in Attachment 4, and corrected on pages 4 and 5 of 

Attachment 5.  

10. The architectural design of all structures is internally and externally compatible, in terms of 

shape, color, texture, forms, and materials.  

The proposed designs of the homes are shown on sheets 69 through 133 of Attachment 2. 

The applicant is requesting one exception to the design standards for roof pitch of porch and 

shed roofs to accommodate egress as shown on sheet 6 of Attachment 2. 

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 ODP proposes some screening with landscaping and fencing. The applicant is requesting 

three exceptions to the design standards for landscaping as shown on sheets 5 and 6 of 

Attachment 2. These exceptions are listed as numbers two through four in the Summary of 

Exceptions included in Attachment 4.  

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

and appropriate.   

Staff finds that if all recommended conditions are met, the landscaping is adequate and 

appropriate. The applicant is requesting three exceptions to the landscaping regulations as 

shown in the Summary of Exceptions included in Attachment 4. 

13. Existing and proposed streets are suitable and adequate to carry the traffic within the 

development and its surrounding vicinity.  

Staff reviewed a traffic study for the development and finds that if all recommended conditions 

of approval are met as shown in Attachment 5, the streets are adequate for the proposed 

development. 

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.  

Staff finds that if all recommended conditions of approval are met as shown in Attachments 5 

and 6, the proposed streets, parking, and access points will have been designed to promote 

safety and meet the City’s Engineering Standards and Specifications. The applicant will be 

required to provide an affidavit certifying that the park, which will be privately owned but 

publicly accessible, is ADA compliant. The affidavit will be certified by a professional with 

expertise in ADA compliance and must be provided prior to finalization of the ODP. 

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 proposed development includes new sidewalks and steps. Staff finds that if all 

recommended conditions are met, the ODP will accommodate a logical system with increased 

convenience likely to attract pedestrian traffic. 

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.   

The Public Works and Utilities Department has reviewed the plans, Phase II Drainage Study, 

and Utility Study and found they will conform with the PDP and utility master plans if the 

recommended conditions are met, see Attachments 5, 8 and 9. 

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

The applicant is actively working to fulfill the obligations of the conditions of approval for the 

Uplands PDP and to receive approval of the Final Plat, Construction Drawings, and the 

Conditional Letter of Map Revision (CLOMR) associated with the Uplands Master ODP 

approved in 2021, and these are the subject of the recommended second condition of approval 



listed below. Without the inclusion of this condition of approval, the legal description on the 

proposed ODP will be incorrect and various other critical items will be unverifiable. 

(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. 

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

Attachment 12. 

Neighborhood Meeting(s) and Public Comments 

A neighborhood meeting was held virtually on May 3, 2023. The neighborhood meeting was recorded 

and is viewable on the City’s YouTube page, where it has been viewed 104 times. 

On April 18, 2023, 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 posted on the City’s website. Approximately 

15 persons attended the project meeting. The applicant started the meeting with a presentation about 

the proposed development, and staff gave an overview of the development review process. 

Staff received several public comments and questions about the proposed development before, 

during, and after the meeting, and those are included in Attachment 10. 

 

Summary of Staff Recommendation 

Staff recommends that the Planning Commission recommend City Council approval of the ODP, 

subject to the Additional Conditions. 

“The Additional Conditions” shall mean: 

1. Prior to recordation of the ODP and issuance of a building permit, the applicant shall submit for 

staff review and approval the corrections to the ODP outlined in Attachment 5. 

2. Prior to recordation of the Uplands Filing 1 Block 4 ODP and issuance of a building permit for 

this ODP, the Final Plat associated with the Master ODP must be recorded with Adams 

County, and the CLOMR shall be approved by the Federal Emergency Management Agency 

(FEMA). 

3. Prior to recordation of the ODP and issuance of a building permit, the applicant shall submit for 

staff review and approval the corrections to the Parking Letter associated with this ODP as 

outlined in Attachment 6. 

4. Prior to recordation of the ODP and issuance of a building permit, the applicant shall submit for 

staff review and approval the corrections on the Address Plat associated with this ODP as 

outlined in Attachment 7. 

5. Prior to recordation of the ODP and issuance of a building permit, the applicant shall submit for 

staff review and approval the corrections on the Phase II Drainage Study associated with this 

ODP as outlined in Attachment 8. 

6. Prior to recordation of the ODP and issuance of a building permit, the applicant shall submit for 

staff review and approval the corrections on the Utility Study associated with this ODP as 

outlined in Attachment 9. 



Any commitment made by the applicant during the required Planning Commission public hearing shall 
be identified and included as an Additional Condition. 

 

STRATEGIC PLAN PRIORITIES: 

The City’s Strategic Plan priority of Quality of Life is met by facilitating new development and 

providing new publicly accessible park space. 

 

 

Respectfully Submitted, 

 

 
 

John McConnell, AICP 

Interim Planning Manager 

 

ATTACHMENTS: 

Attachment 1: Vicinity Map 

Attachment 2: Proposed Official Development Plan 

Attachment 3: Approved Master Official Development Plan 

Attachment 4: Summary of Exceptions Requested in ODP  

Attachment 5: Outstanding Corrections to ODP 

Attachment 6: Outstanding Corrections to Parking Letter 

Attachment 7: Outstanding Corrections to Address Plat 

Attachment 8: Outstanding Corrections to Phase II Drainage Conformance Letter  

Attachment 9: Outstanding Corrections to Phase II Utility Study 

Attachment 10: Public Comment 

Attachment 11: Lowell Streetscape Section 

Attachment 12: Applicant Narrative  



ATTACHMENT 5 

OUTSTANDING CORRECTIONS TO ODP 

Sheet 1: 

 

 

 

 

 



ATTACHMENT 5 
 

2 | P a g e  
 

Sheet 2:  

 

Sheet 3: 

 



ATTACHMENT 5 
 

3 | P a g e  
 

Sheet 4: 

 

Sheet 5: 

 



ATTACHMENT 5 
 

4 | P a g e  
 

Sheet 7: 

 

 

 

 

 

 

 

 

 

 

 

 



ATTACHMENT 5 
 

5 | P a g e  
 

Sheet 8: 

 



ATTACHMENT 5 
 

6 | P a g e  
 

Sheet 9: 

 



ATTACHMENT 5 
 

7 | P a g e  
 

 

Sheet 10: 

 



ATTACHMENT 5 
 

8 | P a g e  
 

Sheet 12: 

 



ATTACHMENT 5 
 

9 | P a g e  
 

Sheet 13: 

 

 

 

 

 

 

 

 

 

 

 



ATTACHMENT 5 
 

10 | P a g e  
 

Sheet 16: 

 

 

 

 

 

 



ATTACHMENT 5 
 

11 | P a g e  
 

Sheet 20: 

 



ATTACHMENT 5 
 

12 | P a g e  
 

Sheet 21: 

 

 

 



ATTACHMENT 5 
 

13 | P a g e  
 

Sheet 22: 

 



ATTACHMENT 5 
 

14 | P a g e  
 

Sheet 23: 

 



ATTACHMENT 5 
 

15 | P a g e  
 

Sheet 24: 

 



ATTACHMENT 5 
 

16 | P a g e  
 

Sheet 25: 

 

Sheet 26: 

 



ATTACHMENT 5 
 

17 | P a g e  
 

Sheet 28: 

 

 

 

 

 



ATTACHMENT 5 
 

18 | P a g e  
 

Sheet 32: 

 



ATTACHMENT 5 
 

19 | P a g e  
 

Sheet 33: 

 



ATTACHMENT 5 
 

20 | P a g e  
 

Sheet 34: 

 

Sheet 35: 

 



ATTACHMENT 5 
 

21 | P a g e  
 

Sheet 36: 

 

 

 

 

 



ATTACHMENT 5 
 

22 | P a g e  
 

Sheet 38: 

 

Sheet 39: 

  



ATTACHMENT 5 
 

23 | P a g e  
 

Sheet 41: 

 

 

 

 

 

 

 

 



ATTACHMENT 5 
 

24 | P a g e  
 

Sheet 41: 

 

Sheet 43: 

 



ATTACHMENT 5 
 

25 | P a g e  
 

Sheet 46: 

 

Sheet 47: 

 



ATTACHMENT 5 
 

26 | P a g e  
 

Sheet 49: 

 



ATTACHMENT 5 
 

27 | P a g e  
 

Sheet 50: 

 



ATTACHMENT 5 
 

28 | P a g e  
 

Sheet 59: 

 

Sheet 74: 

 



ATTACHMENT 5 
 

29 | P a g e  
 

Sheet 75: 

 

Sheet 77: 

 



ATTACHMENT 5 
 

30 | P a g e  
 

Sheet 80: 

 

Sheet 81: 

 



ATTACHMENT 5 
 

31 | P a g e  
 

Sheet 82: 

 

Sheet 86: 

 

 



ATTACHMENT 5 
 

32 | P a g e  
 

Sheet 94: 

 

 

 

 

 



ATTACHMENT 5 
 

33 | P a g e  
 

Sheet 96: 

 

 

 

 

 



ATTACHMENT 5 
 

34 | P a g e  
 

Sheet 134: 

 

 

 

 

 

 

 



ATTACHMENT 5 
 

35 | P a g e  
 

Sheet 135: 

 

 

 



ATTACHMENT 5 
 

36 | P a g e  
 

Sheet 136: 

 

 

 

 

 

 

 

 

 

 

 

 

 



ATTACHMENT 5 
 

37 | P a g e  
 

Sheet 138: 

 



ATTACHMENT 5 
 

38 | P a g e  
 

Sheet 142: 

 



 

AGENDA ITEM 3A 

PUBLIC HEARING AND CONSIDERATION 

OF AN OFFICIAL DEVELOPMENT PLAN 

FOR UPLANDS FILING 1,  

BLOCK 4/PA-A(4)  

 

THE FOLLOWING CORRECTIONS TO THE 

MEETING PACKET WERE MADE AFTER 

THE ORIGINAL PACKET WAS  

POSTED ON  

THURSDAY, FEBRUARY 8, 2024: 

 

1. PAGE 2 OF THE AGENDA MEMO, 

NATURE OF REQUEST SECTION, 

INCORRECTLY STATED HALF-ACRE 



PARK AND THE CORRECTION WAS 

MADE TO ONE-ACRE PARK. 

 

2. ATTACHMENT 5 HAD 

CORRECTIONS MADE 

 

THESE ITEMS ARE TO BE INCLUDED AS 

PART OF THE PACKET ADDENDUM AND 

PUBLIC RECORD FOR THE PLANNING 

COMMISSION MEETING  

FEBRUARY 13, 2024 
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