
 
 

CITY COUNCIL WORK SESSION STAFF REPORT 
 

MEETING DATE: September 6, 2022 
 
AGENDA ITEM: Conceptual Review of CR 105 South 8.3 Ac Parcel - Joint Meeting 

with Planning Commission 
 
FROM: Kathryn Dunleavy, City Planner 
Tory Upchurch has submitted the attached conceptual 
plan for the 8.3 acre parcel located between CR 105 
and Hwy 50.  This parcel is currently zoned Vandaveer 
Ranch Planned Development, VPA-4, Mixed Use 
Village. 
 
That zoning was originally envisioned as part of a 
specific concept for the portion of Vandaveer Ranch 
west of Highway 50, dependent on the development of 
large employment / office / educational uses. Those 
uses have not come to fruition and in 2019 a portion of 
this area was rezoned to the Confluent Park PD which 
is primarily residential with some areas allowing mixed 
use or commercial use. The only allowed CDOT 
access point off of Hwy 50 in this area is for 
Vandaveer Ranch Road north of this site.  Lack of 
direct access to Hwy 50 contributes to this site being 
more viable as residential rather than commercial. 
 
The applicant would like input on amending the current 
PD for this parcel to allow for a variety of residential 
uses as a primary use, to create dimensional 
standards that allow for a variety of high-density 
smaller units, and to allow for more units than the 125 
limit set by the 2011 PD Amendment for VPA-4. 
 
2011 Vandaveer Ranch PD Planning Areas: 
 
 
 
 
 
 
 
 
  



Excerpts from the existing zoning: 2011 Vandaveer PD Amendment & 2020 Confluent Park PD Amendment: 
(see attached 2011 PD Zoning document for complete description of development standards) 
 
 

 

 
 
  

 



USES:  
The applicant has submitted a concept plan containing 
148 units.  Each building on the plan represents a two-
story building with units on the first floor and the same 
number of units on the second floor.  The intention is to 
provide a majority of smaller units, primarily one 
bedroom or studios, as for-sale condos.  In lesser 
amounts, some two-bedroom condos, duplex townhomes and live/work units are also proposed.   
 
Over 60% of the proposed units 
are planned to be studios and 
one bedrooms. These are 
intended to address the extreme 
need for studio and one 
bedroom units identified in the 
2022 Housing Needs Update.  
According to that analysis, 
Chaffee County is in need of the 
following mix of housing: 
 
OPEN SPACE: 
The required open space for 148 units is approximately 3 acres.  The concept plan shows the provision of 
about one-half of this amount as dedicated park space and a parking lot that add to and serve the adjacent 1.5 
acres of City-owned open space to the north, plus an 8’ – 10’ trail around the property boundary.  By adding to 
the adjacent City-owned open space, the viability of that open space for a variety of uses increases.  By 
extending current/planned trails along Highway 50 and CR 105, this site will provide a looped connection of 
that trail system.  For these reasons, the provision of a portion of the Open Space as dedication and a portion 
as payment (either fees-in-lieu or comparable cost of construction of amenities) could be justified in this area. 
 
STREETS & PARKING: 
The concept plan provided illustrates angled parking backing directly onto a street.  In discussions with the 
applicant city staff has discussed keeping Cleora Road as a standard City right-of-way with no angled parking, 
and possibly private roads internally to provide the required parking along the street. Most of this parking is 
required to meet the off-street parking requirement of 1 space per residential unit.  Additionally, the concept 
plan illustrates parking areas serving the units adjacent to Hwy 50 as separate lots between buildings. 
 
DESIGN & DIMENSIONAL STANDARDS: 
The Mixed-Use Village Area design standards and dimensional standards (attached) were created for 
employment, educational, or commercial as the primary use.  Therefore the design and dimensional standards 
will need to be modified in the PD Amendment to something that allows for a variety of high-density smaller 
units.  R-3 is the most similar district to what is shown on the Concept Plan, but would require deviations for 
increased density, increased lot coverage, decreased setbacks, and decreased minimum lot sizes.  Another 
option may be to evaluate if the ‘Transitional Residential’ standards of the PD are appropriate here. 
 
Staff would like City Council and Planning Commission to provide feedback on the attached Concept Plan and 
a potential PD Amendment to allow development of this type, form, and density in this location. 
 
Attachments: 

• Annotated Concept Plan 
• CR 105 South Concept Plan – Full Size 
• Vandaveer Ranch Planned Development ODP, 2011 Amendment 

PROPOSED UNIT TYPE # % 
Studio 44 30% 
One Bedroom 48 32% 
Two Bedroom 20 14% 
Duplex Townhomes 32 22% 
Live/Work Units 4 3% 



Annotated Conceptual Plan: 
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