
 
 

 
 

PLANNING COMMISSION MEETING 

7:00 PM 
 

January 26, 2023 
 
Planning Commission meeting packets are prepared several days prior to the 
meeting. This information is reviewed and studied by the Commissioners eliminating 
lengthy discussions to gain a basic understanding. Timely action and short discussion 
on agenda items does not reflect lack of thought or analysis on the part of the 
Planning Commission. 
 
Public comment on agenda items may only be made in person. 
 
Public Viewing Only - YouTube: Planning Commission meetings may be viewed 
through YouTube at: https://www.youtube.com/townofparkerco. 
 
PLEASE NOTE: Public participation is NOT available through YouTube. 
 
1. CALL TO ORDER   

  

2. PLEDGE OF ALLEGIANCE     

3. ROLL CALL     

4. ADDITIONS TO OR DELETIONS FROM THE AGENDA 
    

5. APPROVAL OF MINUTES   
  

6. CONSENT AGENDA     

7. PUBLIC HEARINGS 
    

A. Meridian Tract Q Open Space Zoning 
  Applicant: Town of Parker 

Location: Southeast corner of Mainstreet and Chambers 
 Road 

  Department: Community Development, Bryce Matthews 
  TRAKiT No.: Z22-022



      

B. Westcreek Development Planned Development 2nd AMD 
  Applicant: Masterworks, LLC 
  Location: Southwest of Parker Road and E-470. 
  Department: Community Development, Julia Duncan 
  TRAKiT No.: Z22-015 

      

C. Parker and Pine Mixed Use Development Planned Development 
Guide 1st AMD 

  Applicant: Galloway Engineering 
  Location: Southwest corner of Parker Road and Pine Lane. 

  Department: Community Development, Julia Duncan 
  TRAKiT No.: Z21-012 

      

8. PLANNING COMMISSION ITEMS     

9. STAFF ITEMS     

10. ADJOURNMENT 
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 Planning Commission Staff Report 

 

 

Planning Commission Date:  1/26/2023 

 

Town Council Date:   2/21/2023 

 

Hearing Type:   Public Hearing    

Meridian Tract Q Open Space Zoning 

TRAKiT No.: Z22-022 

 

Location: Generally located on the east side of Chamber Road 

south of Mainstreet 

 

Project Planner:   Bryce Matthews, Assistant Director - Planning 

 

Applicant(s): Brett Collins, Town of Parker Parks, Recreation and 

Open Space Department 

 

Executive Summary: The Town of Parker is proposing to zone a 20.25 acre 

parcel, known as Meridian Tract Q to OS - Open Space 

in coordination with annexing the property into the 

Town.  

 

Staff Recommendation:  Approval 

 

RECOMMENDED MOTION  

1. “I move the Planning Commission recommend Town Council approve the zoning.” 

 

ALTERNATIVE MOTIONS  

 

“I move the Planning Commission recommend Town Council approve the zoning request, 

subject to the following conditions:” 

-List proposed conditions 

 

“I move the Planning Commission recommend Town Council deny the zoning as the request 

does not meet the following approval criteria:” 

 

-List criteria not met (either by staff or Planning Commission) 

“I move the Planning Commission vote to continue the zoning to a future date.” 

 

I. BACKGROUND/DISCUSSION 

The Town purchased the Meridian Tract Q on April 6, 2022 to preserve as open space and 

to construct a missing section of the Newlin Gulch Regional Trail. Tract Q was originally 

platted and reserved as open space in Douglas County as a part of the Meridian International 

Business Center Filing No. 7 development.  

 

The proposed zoning before you is running concurrently with an annexation into the Town.   
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As required by the Town Charter, this property is required to be zoned at the time of 

annexation.  The Town is proposing to zone the 20.25 acre property to OS-Open Space. 

 

 

Vicinity Map 

 

 

II. PRIOR ACTIONS 

 

Date Action 

April 6, 2022 Town purchases Tract Q 

 

 

 

III. CURRENT SITE DATA  

 

Existing Zoning Douglas County PD- Planned Development  

Overlay District N/A 

PD & Plan Area Open Space 

Master Plan Area Medium Density Residential 

Site Acreage 20.25 acres 

Subdivision Meridian International Business Center Filing No. 7, Tract Q 

Existing Use  Undeveloped property 

Surrounding Uses 
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 Master Plan Land Use  Zoning Existing Use 

North  Medium Density Residential 
PD - Planned 

Development  

Vacant future single 

family residential – 

Newlin Crossing 

South Medium Density Residential  
PD - Planned 

Development  

Xcel Power Line right of 

way 

East Medium Density Residential  
PD - Planned 

Development  
Lutheran High School 

West Douglas County  Douglas County Zoning 
Residential – 

Meridian/Stepping Stone 

 

IV. PARKER 2035 MASTER PLAN 

Parker 2035 Master Plan | Town of Parker - Official Website 

 

MASTER PLAN CONSISTENCY 

Master Plan Designation 
Medium Density Residential 

☒ Consistent ☐ Inconsistent 

Master Plan Character Discussion 

Medium Density Residential: Consists of an overall 

gross density of 3.5 dwelling units per acre. Higher 

densities for housing for older adults may be 

considered as long as impacts are comparable to other 

uses permitted within this Character Area. The 

Character Area also contemplates other community 

assets such as open space and trails. 

Consistent Goals/Strategies 

Land Use 1.D 

Land Use 1.E 

Natural Resource Protection 1 

Open Space and Recreation 2 

Open Space and Recreation 2.A 

Open Space and Recreation 3  

Open Space and Recreation 3.A 

 

Staff Analysis 

The subject properties are located within the Medium 

Density Residential Character Area of the Town.  This 

area is intended to provide a mix of housing options 

within the Town, as well as provide other community 

assets such as places of worship, schools, open space, 

parks and trails.   

 

This request is consistent with the specific Goals 

/strategies of the Master Plan and the Open Space, 

Trails and Greenways Master Plan for the following 

reasons: 

1. The proposed zoning will preserve open space in 

alignment with Chapter 13 of the Master Plan 

and the recommendations of the Open Space, 

Trails and Greenways Master Plan. 

http://www.parkeronline.org/542/Parker-2035-Master-Plan
https://www.parkeronline.org/DocumentCenter/View/24555/C6-Land-Use-
http://co-parker.civicplus.com/DocumentCenter/View/24555
file://///townsan/group/planning/Parker%202035%20Master%20Plan/Hyperlinks/Chap%2012%20Page%2012.4.pdf
file://///townsan/group/planning/Parker%202035%20Master%20Plan/Hyperlinks/Chap%2013%20Page%2013.4.pdf
file://///townsan/group/planning/Parker%202035%20Master%20Plan/Hyperlinks/Chap%2013%20Page%2013.4.pdf
file://///townsan/group/planning/Parker%202035%20Master%20Plan/Hyperlinks/Chap%2013%20Page%2013.4.pdf
file://///townsan/group/planning/Parker%202035%20Master%20Plan/Hyperlinks/Chap%2013%20Page%2013.4.pdf
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2. The proposed zoning will support the future 

construction of a portion of a missing trail link 

noted in the Open Space, Trails and Greenways 

Master Plan. 

 

V. LAND DEVELOPMENT ORDINANCE 

 

DEVELOPMENT POTENTIAL (Rezonings) 

Provisions 
As recommended 

by the Master Plan  
Proposed  Analysis 

Units Per Acre N/A 
N/A. The proposed zoning 

is for open space 

☒ Consistent 

☐ Inconsistent 

☐ No Change  

☐ N/A 

Allowed Uses  

Residential housing 

up to 3.5 dwelling 

units per acre and 

supporting uses 

including open space 

and trails. 

Open space 

☒ Consistent  

☐ Inconsistent 

☐ No Change  

Height/Stories  None Not applicable 

☒ Consistent 

☐ Inconsistent 

☐ No Change   

Staff Analysis 

As detailed in the analysis above, the requested zoning is consistent 

with the Parker 2035 Master Plan and the Open Space, Trails and 

Greenways Master Plan for the allowed uses. 

 

Based on this analysis, staff has determined that the request is 

consistent with the Parker 2035 Master Plan. 

 

 

VI. ACCESS,  CIRCULATION & TRAFFIC ANALYSIS 

Primary access to this site will be from the Newlin Gulch Regional Trail. If vehicular access 

is needed to the site in the future, access would be from Chambers Road. 

 

VII. APPROVAL CRITERIA REZONING 

 

Title 13.04.240.f. Approval Considerations for Rezoning Requests:  

1. A need exists for the proposal.   

 

Staff Analysis 

The Town of Parker Home Rule Charter and Section 13.04.250 of the Parker Municipal 

Code require that zoning occur concurrently with annexation requests.  

 

Compliance with the Parker 2035 Master Plan is further described in Section IV. Parker 

2035 Master Plan located above in this report. 
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Based on this analysis, staff has determined that this criterion has been met. 

 

2. The particular parcel of ground is indeed the correct site for the proposed 

development. 

 

Staff Analysis 

The property will provide a regional trail corridor identified in the PROS Master Plan 

and an open space buffer to Newlin Gulch. 

  

Based on this analysis, staff has determined that this criterion has been met. 

 
3. There has been an error in the original zoning; or 

N/A 

 

4. There have been significant changes in the area to warrant a zone change. 

 

Staff Analysis 

The property is currently zoned PD-Planned Development with Douglas County and 

was designated as an open space within the PD. The Town of Parker acquired the 

Newlin Gulch Open Space property from Shea Homes through a Special Warranty 

Deed in 2022. As part of the acquisition, the Town agreed to build the regional trail 

connection and utilize the property as open space. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 
5. Adequate circulation exists and traffic movement would not be impeded by 

development; and 

 

Staff Analysis 

Access to the site will be through the Newlin Gulch Regional Trail. The property is not 

currently planned to have vehicular access. If vehicular access is necessary in the 

future, the site is located adjacent to Chambers Road. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

6. Additional municipal service costs will not be incurred which the Town is not 

prepared to meet. 

 

Staff Analysis 

There will be additional maintenance costs incurred on an annual basis. These costs are 

accounted for in the Town’s Parks, Recreation and Open Space Department budget. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

7. There are minimal environmental impacts or impacts can be mitigated. 
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Staff Analysis 

The primary purpose of the property will be the preservation as open space, 

preservation will not negatively impact the environment. The proposed trail will not 

significantly impact the environment. The site is vegetated with natural grasses and is 

outside the Riparian Conservation Zone. Town maintenance on the site will enhance 

the grasses and mitigate weeds. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

8. The proposal is consistent with the Town Master Plan, maps, goals, and policies. 

 

Staff Analysis 

The proposed project is consistent with the goals and policies of the Town's Master 

Plan, including the Open Space, Trails and Greenways Master Plan dated July 12, 2010 

as further described in Section IV. Parker 2035 Master Plan located above in this report. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

9. There is adequate waste and sewage disposal water, schools, parks and 

recreation, and other services to the proportional degree necessary due to the 

impacts created by the proposed land uses.  

 

Staff Analysis 

No utilities are currently proposed for the property or necessary for the use of the 

property as open space.  

 

Based on this analysis, staff has determined that this criterion has been met. 

 

VIII. SUMMARY REFERRAL AGENCY COMMENTS AND CONDITIONS 

 

 Agency Zoning Comments 

Aztec Consultants No Comment 

Douglas Country 

Planning 
No Comment 

Douglas County 

Assessor 
No Comment 

Parker Comprehensive 

Planning 

The property is located within the Town’s 

Medium Density Residential Character Area.  

Supporting uses such as open space and trails 

are recommended. 

Xcel No Comment. 

IREA Approved 

Newlin Meadows HOA No Comment 

Regency HOA No Comment 

 

IX. CONCLUSION 
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This zoning request is being processed concurrently with the annexation application as 

provided by the Town of Parker Home Rule Charter and Section 13.04.250 of the Parker 

Municipal Code.  The application has been determined to meet the zoning approval criteria 

of the Parker Land Development Ordinance.   

 

Based on the analysis contained in this staff report, staff recommends that Planning 

Commission recommends Town Council approve the zoning request. 

 

X. RECOMMENDED CONDITIONS 

None 

 

XI. ATTACHMENTS 

1. Zoning Map  

 

Report Approved By:  Bryce Matthews, Assistant Director - Planning  
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Planning Commission Staff Report 

 

 

Planning Commission Date:  1/26/2023 

 

Town Council Date:   2/21/2023 

 

Hearing Type:   Public Hearing    

Westcreek Development Planned Development 2nd AMD 

TRAKiT No: Z22-015 

 

Location: The site is located southwest of Parker Road and E-470. 

 

Project Planner:   Julia Duncan, Associate Planner 

 

Applicant:    Masterworks LLC 

 

Executive Summary: The applicant, Masterworks LLC, is proposing a rezoning 

to amend the Westcreek PD to allow drive through uses 

and clean-up language and criteria. 

 

Staff Recommendation:  Approval 

 

RECOMMENDED MOTION  

“I move the Planning Commission recommend Town Council approve the zoning.” 

 

ALTERNATIVE MOTIONS  

“I move the Planning Commission recommend Town Council approve the zoning request, subject 

to the following conditions:” 

-List proposed conditions 

 

“I move the Planning Commission recommend Town Council deny the zoning as the request does 

not meet the following approval criteria:” 

-List criteria not met (either by staff or Planning Commission) 

 

“I move the Planning Commission vote to continue the zoning to a future date.” 
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I. BACKGROUND/DISCUSSION 

 

The Westcreek PD was adopted in 2005.  It merged several differently zoned parcels into one 

unified PD.  The initial intent behind the Westcreek PD was to create a mixed-use commercial, 

office and multi-family residential area.  Final plat approval for the portion of Westcreek east of 

Twenty Mile Road occurred in 2006.  The areas west of Twenty Mile have subsequently been 

developed with multi-family residential apartments and condominiums.  Site plans for a Big-5 

sporting goods store, 7-Eleven gas station/convenience store and a bank with drive-thru lanes were 

approved between 2007 and 2009.  All three site plans were ultimately constructed.  Also approved 

were site plans for a medical office building and a multi-tenant retail building.  These plans were 

never built as a result of construction financing difficulties during an economic downturn.   

 

The approval of the final plat in 2006 allowed for grading and construction of public improvements 

to serve the property.  The property has a slight grade down from Parker Road as it approaches 

Cherry Creek.  Two regional detention ponds were constructed to manage stormwater run-off at the 

northwest and southwest corners of the property.   

 

The project applicant is proposing to amend the Westcreek Development Plan, 1st Amendment to 

modify certain Planning Areas within the PD including development standards, land use area 

boundaries and designations, and uses. 

 

The Westcreek Development Guide and Plan, 1st Amendment (2016) updated a number of 

provisions within the PD including development standards and uses for the following areas: 

• MFR – Multi-Family Residential (18.70 acres) 

• MUR/C – Mixed Use Residential / Commercial (4.69 acres) 

• Retail - Commercial Retail Land Use Area (9.19 acres) 

• MOB – Medical Office Building Land Use Area (3.15 acres) 

• OS – Open Space (9.67 acres) 

 

There are a number of conflicting development standards within the PD including but not limited 

to, setbacks, height, and building separation. These conflicting standards lead to confusion 

amongst the development community and challenges in implementation and project review, 

necessitating revisions. In addition, a “Declaration of Restrictions” on the area designated as 

MOB/R prohibits medical office, in conflict with the designated zoning. 

The Westcreek PD area is currently developed with a Big 5 Sports, 7-11, and Corson Dental, with 

a Denver Mattress retail store currently under Site Plan review. The Multi-family Residential 

(MFR) land use area is developed with a combination of apartments and condominium units. The 

Westcreek open space tract that consists of the Cherry Creek flood plain and drainage corridor 

has been dedicated to the Town of Parker and funds have been escrowed for the future 

construction of a community trail. Tract D is currently un-platted and remains undeveloped. 

PROPOSED REVISIONS 

1. Previous R-Retail land use areas to be relabeled to, C-Commercial, in accordance with the 

Town of Parker’s Zoning Districts in the updated Land Development Ordinance. 
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2. The undeveloped MOB land use area would be redesignated as C-Commercial. 

 

3. The boundaries of the MUR/C land use area would be revised to reflect the 3.45-acre parcel 

on which the Springhill Suites was developed.  The remnant 1.24-acre MUR/C parcel 

would be redesignated as C-Commercial. 

 

4. The new C-Commercial areas within the PD would be further delineated into two planning 

areas, Planning Area-1 (PA-1) and Planning Area-2 (PA-2) with limits on specific uses in 

each area. 

 

5. Development Standards have been revised for clarity and consistency within the document 

and to better align with the proposed updates to the Land Development Ordinance. 

 

The requested land use revisions can be summarized as follows: 

• Multi-Family Residential (MFR) 

o Existing Area = 18.70 acres  

o No Proposed Revision 

 

• Mixed Use Residential/Commercial (MUR/C) 

o Existing Area = 4.69 acres  

o Requested Area = 3.45 acres 

 

• Commercial (C)  

o Existing Area = 9.19 acres  

o Requested Area = 13.58 acres 

▪ PA-1 Area = 6.59 acres 

• A maximum of two (2) Drive-Thrus 

• Use by Special Review: Automotive Fuel sales 

▪ PA-2 Area = 6.99 acres 

• No Drive-Thrus permitted 

• Use by Special Review: Veterinary Clinics and Hospitals 

 

• OS – Open Space 

o Existing Area = 9.67 acres  

o No Proposed Revisions 
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Vicinity Map 

 

 
 

II. PRIOR ACTIONS 

 

Date Action 

1987 Town Council approved the Annexation  

2005 Town Council adopted Westcreek Planned Development Guide 

2006 Final plat approval for the portion of Westcreek east of Twenty Mile Road 

2016 Town Council approved Westcreek PD, 1ST Amendment 

 

III. CURRENT SITE DATA  

 

Existing Zoning PD - Planned Development  

Overlay District N/A 

PD & Plan Area Westcreek Planned Development, 1st Amendment 

Master Plan Area Mixed Use - Residential Emphasis 

http://parkeronline.org/DocumentCenter/View/22902/Westcreek-PD?bidId=
http://parkeronline.org/DocumentCenter/View/22902/Westcreek-PD?bidId=


 

2 

 

G:\planning\Redlines\Planning Commission\2023\1.26.23\J.D. PC Z21-015 PC Staff 

Report.docx 

 Regional Commercial Retail 

Site Acreage 45.4 Acres 

Subdivision Westcreek 

Existing Use  
Mix of multi-family residential, commercial retail, and hotel uses, as well 

as undeveloped parcels. 

Surrounding Uses 

 Master Plan Land Use  Zoning Existing Use 

North  Regional Commercial Retail 
PD – Planned 

Development 
E-470 Right-of-Way 

 Regional Commercial Retail C - Commercial District 
Miramont Wellness 

Center 

South Central Commercial  
PD - Planned 

Development  

Daycare under 

construction, vacant lot, 

proposed drive-thru under 

Site Plan review 

East Medical  A - Agricultural District Undeveloped 

East Regional Commercial Retail  
PD - Planned 

Development  
Drive-thru Restaurants 

West 
Mixed Use - Residential 

Emphasis  

PD - Planned 

Development  
Cherry Creek Open Space 

 

IV. PARKER 2035 MASTER PLAN 

Parker 2035 Master Plan | Town of Parker - Official Website 

 

MASTER PLAN CONSISTENCY 

Master Plan Designation 
Choose an item. 

☒ Consistent ☐ Inconsistent 

Master Plan Character Discussion 

Mixed Use – Residential Emphasis. This Character 

Area is located adjacent to regional and locally 

significant commercial areas. These multifamily 

residential areas will be interconnected and provide 

easy and direct pedestrian and bicycle access to nearby 

commercial and employment areas. Uses appropriate in 

this Character Area include higher density residential 

housing, senior housing, assisted living facilities and 

mixed-use developments that include a commercial 

component. Commercial uses are encouraged when 

they are part of a mixed-use development, are of a scale 

that serve the needs of the area residents or provide 

support to adjoining uses. Single family detached 

residential uses and residential developments at less 

than 10 dwelling units per acre are not appropriate in 

this area. 

 

Regional Commercial Retail. The Parker Road and E-

470 intersection is a significant gateway into the 

http://www.parkeronline.org/542/Parker-2035-Master-Plan
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community and the only opportunity for E-470 traffic to 

enter and exit the tollway for free from both directions. 

This Character Area will provide more intense retail 

including large format retail (big box) and restaurant 

uses focused on serving both local and regional needs. 

Other commercial uses such as office and entertainment 

may be appropriate on a limited basis. 

Consistent Goals/Strategies 

Land Use 1. A 

Land Use 1. E 

Land Use 1. H 

Jobs and Economic Vitality I.2 

Jobs and Economic Vitality I.2.A 

Jobs and Economic Vitality I.2.B 

Jobs and Economic Vitality I.2. E 

 

Staff Analysis  

The Westcreek Planned Development is located to the 

southwest of Parker Road and E-470 and spans both the 

Mixed-Use Residential Emphasis and Regional 

Commercial Retail Character Areas as designated by 

the Parker 2035 Master Plan. The Mixed-Use 

Residential Character Area is intended to provide higher 

density residential units in close proximity to 

commercial and employment areas such as those 

provided by the adjacent Regional Commercial Retail 

Character Area.   

 

The Westcreek Planned Development is one of the last 

infill sites on Parker Road between Mainstreet and E- 

470. In accordance with the Town’s vision as identified 

in the Comprehensive Master Plan, the Westcreek 

Development Plan is divided into two distinct “land use 

planning areas” physically divided by the north south 

access right-of-way created by Twenty Mile Road. 

 

Development parcels located west of Twenty Mile Road 

are designated as “Multi-Family Residential” areas and 

shall be characterized as high-density land uses located 

adjacent to regional and locally significant commercial 

areas. Envisioned residential uses shall likewise be 

interconnected to nearby commercial and employment 

areas and provide for pedestrian trails and open space 

connections. Uses appropriate in this Character Area 

include high density residential housing, senior housing, 

and assisted living facilities. Single family detached and 

or attached residential developments having less than 14 

dwelling units per acre are not appropriate in this area. 

https://www.parkeronline.org/DocumentCenter/View/24555/C6-Land-Use-
https://www.parkeronline.org/DocumentCenter/View/24555/C6-Land-Use-
https://www.parkeronline.org/DocumentCenter/View/24555/C6-Land-Use-
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
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Development parcels located east of Twenty Mile Road 

are characterized as “Mixed Use 

Residential/Commercial” and “Commercial” areas and 

are reserved for land uses consisting of more intense 

retail, restaurant uses, service-related businesses, 

medical and commercial offices, and entertainment uses 

focused on serving both local and regional needs. The 

Town of Parker’s vision for the northwest   quadrant is 

to be developed as a Character Area where residents can 

live, work and play. The Westcreek PD zoning 

additionally provides for residential dwellings such as 

lofts above retail, row and townhouses, and apartment 

flats. 

 

The proposed revisions correct a number of conflicts 

within the existing PD providing clarity to the 

development community. Correcting these conflicts 

also improves implementation on the part of the 

Community Development Department. Setbacks have 

been aligned in accordance with the comparable zones 

and updates to the LDO. Land Use nomenclature has 

also been aligned to reflect the zoning districts within 

the LDO. The MOB/R use has been removed due to an 

underlying private covenant, “Declaration of 

Restrictions,” on the site. The restriction prohibits 

medical office which is in direct conflict with the 

current designated zoning. The Retail zoning has been 

redesignated as Commercial and uses have been revised 

to more adequately reflect market demands. 

Specifically, PA-2 (adjacent to twenty Mile Road and 

Pine Lane) would prohibit drive-thru restaurant 

establishments to encourage higher end retail and 

commercial uses that are neighborhood serving to the 

adjacent high-density multi-family residential in the 

MUR/C and the MFR areas.  Planning Area-1 would 

allow a maximum of two drive-thru restaurant uses 

which will serve commuters from Parker Road and E-

470.   

 

Based on this analysis, staff has determined that the 

request is consistent with the Parker 2035 Master Plan. 
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V. LAND DEVELOPMENT ORDINANCE 

 

DEVELOPMENT POTENTIAL (Rezoning) 

Provisions 
As recommended by 

the Master Plan  
Proposed  Analysis 

Units Per Acre 

Mixed Use- 

Residential 

Emphasis: 10 

DU/acre 

No proposed changes 

☐ Consistent 

☐ Inconsistent 

☒ No Change  

☐ N/A 

Allowed Uses  

 

a. MOB/R 

b. Retail  

c. Retail does not 

allow drive-thru 

restaurants 

 

a. Eliminate MOB/R 

b. Rename Retail to 

Commercial 

c. PA-1 allows a variety of 

commercial and retail 

uses 

 

☒ Consistent  

☐ Inconsistent 

☐ No Change  

Height/Stories  
Varies in each land 

use area 
No proposed changes 

☒ Consistent 

☐ Inconsistent 

☐ No Change   

Staff Analysis 
As detailed in the analysis above, the requested rezoning is consistent 

with the Parker 2035 Master Plan. 

 

 

VI. APPROVAL CRITERIA REZONING 

Title 13.04.240.f. Approval Considerations for Rezoning Requests:  

 

1. A need exists for the proposal. 

 

Applicant analysis and findings: 

 

A need to modify the existing Westcreek Development Plan overlaying zone land use 

districts has been identified by NexGen Westcreek Holdings and professional 

consultant’s marketing efforts to potential Buyers. Due to site constraints created by 

existing utilities, roadway easements and access points, grading and drainage facilities, 

and the adjacent open space corridor, the Developers/Owners have determined that the 

consolidation of the MOB - Medical Office Building into the C – Commercial district 

would simplify the land use classifications to better accommodate the current and future 

market demands. 

 

As a relatively suburban and commuter-based community, the Town of Parker has 

historically maintained a consistent demand for food service opportunities of all types. 

Over the last two years, consumer demand for “drive-thru opportunities for food have 

increased substantially, which is driven by the recent virus pandemic.  QSR developers 

seek visibility, convenient access and the ability to accommodate an increase in both 
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on-site and off-site vehicle presence.  Therefore, the change in the market for drive-thru 

food-oriented land uses at Westcreek has evolved and a limited amount along Parker 

Road is appropriate. 

 

Staff analysis and findings: 

 

The project location is at the juncture of E-470 and Parker Road, a highly visible and 

trafficked area. The revisions eliminate existing conflicts and contradictions between 

development standards within the existing PD.  Additionally, the proposed changes are 

consistent with the LDO Modernization, aligning both nomenclature and development 

standards. Additionally, The Commercial uses have been revised to more adequately 

reflect market demands. Planning Area-1 (PA-1) would allow a maximum of two drive-

thru restaurant uses which will serve commuters from Parker Road and E-470.  Planning 

Area 2, (PA-2) adjacent to Twenty Mile Road and Pine Lane, would prohibit drive-thru 

restaurant establishments to encourage higher end retail and commercial uses that are 

neighborhood serving to the adjacent high-density multi-family residential in the 

MUR/C and the MFR areas.  The revisions to uses would encourage development on 

the undeveloped infill parcels, serving, commuters, the residents of the adjacent multi-

family, and the community at large. 

 

2. The parcel of ground is indeed the correct site for the proposed development. 

 

Applicant analysis and findings: 

 

The remaining R - Retail Land Use category to C – Commercial would better align with 

the Town of Parker’s Land Development Ordinance nomenclature and the proposed 

modification creates a greater mix of land-use components that adhere to The Town of 

Parker’s Central Commercial District with access to Parker Road as identified in the 

Comprehensive Master Plan. Market demands and Buyer interest support the proposed 

Westcreek Development Guide revisions and justifies the request for a limit of 2 drive-

through C - Commercial land uses are appropriate at this location. 

 

Staff analysis and findings: 

 

The proposed changes within the Regional Commercial Retail area of the PD allow for 

the addition of one additional use. The PD is located at a significant gateway into the 

community and is the only opportunity for E-470 traffic to enter and exit the tollway for 

free from both directions. The Master Plan Character Area is intended to provide more 

intense retail including large format retail (big box) and restaurant uses focused on 

serving both local and regional needs. The addition of a singular use, drive-thru 

restaurant, with a cap, and in an appropriate area along Parker Road, is consistent with 

the intent of the Master Plan. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

3. There has been an error in the original zoning; or 
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Applicant analysis and findings: 

 

The proposed revisions are not due to an error in the original Westcreek Development 

Guide and or Plan. However, the revisions are primarily a result of the more recent 

development within Westcreek.  The remnant MUR/C is currently un-platted.  The 

absorption and reclassification to C – Commercial allows for logical new land uses that 

satisfy the community market demands and satisfy expressed interest from Developers. 

Westcreek Development provides for adequately sized development parcels that are best 

suited for service oriented commercial land uses that complement the existing MFR and 

MUR/C development. 

 

Staff analysis and findings: 

 

N/A 

 

4. There have been significant changes in the area to warrant a zone change. 

 

Applicant analysis and findings: 

 

The proposed Development Plan amendment is based upon current market demands and 

existing site conditions that limit site design options. The addition of a commercial land 

use including a drive-through component as “Allowed by Right” in the C – Commercial 

zone district, with a limit restriction of two (2) commercial retail business allowed on 

the Parker Road frontage, which is anticipated to spearhead the development of 

synergistic retail businesses. 

 

Staff analysis and findings: 

 

Several previously vacant parcels within the PD have been developed with multi-family 

residential buildings, a hotel, retail, and dentist. The remaining infill lots are commercial 

but have remained undeveloped due to the current use restrictions and changing market 

demands. As Parker’s population has continued to grow a demand for food service and 

different options has increased. The commercial designation remains compliant with the 

Master Plan designation.  

 

5. Adequate circulation exists and traffic movement would not be impeded by 

development. 

 

Applicant analysis and findings: 

 

Adequate vehicular and pedestrian circulation exists, and the proposed land use 

modification shall not alter the previously envisioned circulation patterns.  A Traffic 

Compliance Letter provided by FHU concludes “the traffic impacts to Westcreek would 

remain in compliance with the original 2005 Traffic Report. 

 

Furthermore, the FHU findings indicate that the current land use proposal represents an 

overall reduction of approximately 38% on a daily basis. The reason for the reduction 
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includes the change in land uses since 2005 and the level of existing development, 

updated trip generation data, and more accurate pass-by data. 

 

Staff analysis and findings: 

 

A 2005 Traffic Impact Analysis was conducted to assess the impacts of the Westcreek 

development on the adjacent roadway systems. The Town of Parker Engineering 

Department requires a trip generation comparison to gauge potential impacts of the 

proposed zone change against the original plan and assessment. Roadway infrastructure 

exists around the property. The analysis factors in the existing development to date and 

shows, “an overall reduction of about 38 percent on a daily basis. The AM peak hour 

would be an increase in trips relative to the 2005 report, but this demand potential is far 

lower than the critical PM peak hour, which would represent a reduction of 41 percent. 

Given these results, the traffic impacts of Westcreek would remain in compliance with 

the original 2005 traffic report.” Engineering approved the trip generation comparison 

letter.  

 

Based on this analysis, staff has determined that this criterion has been met. 

 

6. Additional municipal service costs will not be incurred which the Town is not prepared 

to meet. 

 

Applicant analysis and findings: 

 

Additional municipal service costs will not occur as a result of the requested Westcreek 

Development Plan 2nd Amendment. Provisions for water and sewer services have been 

reviewed with the Parker Water and Sanitation District and existing utility services shall 

adequately satisfy the needs of the proposed land uses. 

 

Staff analysis and findings: 

 

The Town does not anticipate significant municipal service costs with the proposed 

zoning that it is not prepared to meet. The proposed additional use will be consistent 

with existing uses and within existing commercially designated lots. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

7. There are minimal environmental impacts or impacts can be mitigated. 

 

Applicant analysis and findings: 

 

There shall be no environmental impacts resulting from the requested Westcreek 

Development Plan land use revisions.  The proposed land use revisions within the C-

Commercial PA-1 zone are consistent with the originally envisioned R-Retail zone 

classification.  Roadway access, utility services and environmental impacts will not 

result in a change to the Town of Parker’s original vision for the Westcreek 

Development. 
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Staff analysis and findings: 

 

The Town does not anticipate significant environmental impacts.  

 

Based on this analysis, staff has determined that this criterion has been met. 

 

8. The proposal is consistent with the Town Master Plan, maps, goals, and policies. 

 

Applicant analysis and findings: 

 

The proposed renaming of all former R-Retail zone classification parcels to C- 

Commercial adheres to the updated land use nomenclature as stated in the Town of 

Parker’s Master Plan and Land Development Ordinance.  In addition, no changes are 

proposed that shall result to a change in density and or land use types.  The Westcreek 

Development Guide and Plan requested revisions continue to be consistent with the 

Town of Parker’s zoning maps, development goals and policies and therefore, shall not 

change the original development intent. 

 

As stated in Master Plan’s Central Commercial District Section addressing the vision 

for the commercial core of the Town with access to Parker Road and Twenty Mile Road, 

“growth in this Character Area should focus on core retail, services, offices, lodging, 

restaurants, entertainment and to a lesser extent, higher density residential uses as part 

of a development with a mix of use and design that focuses on vehicular and pedestrian 

connectivity between uses. Vertical mixed use is highly encouraged where appropriate.” 

 

The Westcreek Development Guide and Plan adhere to this development and design 

principals and satisfy the Town Master Plan maps, goals, and policies.  The proposed 

amendment does not alter the principals as visioned. 

 

Staff analysis and findings: 

 

The proposal is consistent with the Town Master Plan, maps, goals, and policies as 

detailed in Section IV. of  this report. As part of the Regional Commercial Retail 

Character Area, the additional use is consistent with the intent of the original underlying 

retail/commercial designation.  

 

Based on this analysis, staff has determined that this criterion has been met. 

 

9. There is adequate waste and sewage disposal water, schools, parks and recreation, and 

other services to the proportional degree necessary due to the impacts created by the 

proposed land uses.  

 

Applicant analysis and findings: 

 

The proposed land use revision represented in the Westcreek Development Plan 2nd 

Amendment shall not negatively impair the existing water and sewage disposal system 
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nor modify the anticipated needs for schools, parks, and recreational amenities for the 

overall community. 

 

The Westcreek 2nd Amendment pertains to the addition of 2 drive-through land use 

components in PA-1 and requires no additional water and sewer utility services. 

Additional demands to community, including schools, parks and recreational needs shall 

not be modified in any manner and therefore shall not create a change to the Town of 

Parker’s service components. 

 

Staff analysis and findings: 

 

The property is located within Parker Water and Sanitation District and infrastructure 

exists serving adjoining properties.  Parks and school dedications are not required for 

non-residential uses. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

VII. CONCLUSION 

 

This zoning request is being processed to clean up outdated and conflicting language and 

to allow for the additional use of drive-thru restaurants (capped at a maximum of two).  The 

proposed rezoning aligns with the Parker 2035 Master Plan and has been determined to 

meet the zoning approval criteria set forth in the Parker Land Development Ordinance.   

 

Based on the analysis contained in this staff report, staff recommends that Planning 

Commission recommends Town Council approve the zoning request. 

 

VIII. RECOMMENDED CONDITIONS 

Staff recommends that the Planning Commission recommend that the Town Council 

approve the Westcreek Planned Development, 2nd Amendment.  

 

IX. ATTACHMENTS 

1. Vicinity Map 

2. Westcreek Planned Development, 2nd Amendment 

 

Report Approved By:  Bryce Matthews, Assistant Director - Planning  
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  WESTCREEK DEVELOPMENT GUIDE  
 

Development Plan 2nd 

Amendment 

 

 
Planned Development Zoning Regulations for a Mixed-Use Development 

Located at E-470 and Parker Road in Parker, Colorado. 

 

Master Developer: 

NexGen Westcreek Holdings, LLC 

One Denver Tech Center 

5251 DTC Parkway, Suite 800 

Greenwood Village, CO 80111 

303-923-2442 

Prepared By:  

Masterworks, LLC 

220 S. Wilcox Street, 

#249 

Castle Rock, CO 

80104 

303-809-7766 
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STATEMENT OF INTENT 

 

Westcreek Development is a unique master planned development located at the southwest corner 

of E-470 and Parker Road, directly adjacent to the Cherry Creek corridor in Parker, Colorado. 

The development parcel is one of the last infill sites on Parker Road between Main Street and E- 

470, which is highly visible and easily accessible from E-470, Parker Road and Pine Lane and 

within a few miles from downtown Parker. The development site consists of 45.39 acres and is 

zoned Planned Development (PD). The PD development is enhanced by the dedication of 10 

acres of Cherry Creek wetlands and open space, which connects to the Town’s open space and 

regional trail system. 

 

In accordance with the Town’s vision as identified in the Comprehensive Master Plan, the 

Westcreek Development Plan is divided into two distinct “land use planning areas” physically 

divided by the north south access right-of-way created by Twenty Mile Road. 

 

Development parcels located west of Twenty Mile Road are designated as “Multi-Family 

Residential” areas and shall be characterized as high-density land uses located adjacent to 

regional and locally significant commercial areas. Envisioned residential uses shall likewise be 

interconnected to nearby commercial and employment areas and provide for pedestrian trails and 

open space connections. Uses appropriate in this Character Area include high density 

residential housing, senior housing, and assisted living facilities. Single family detached and or 

attached residential developments having less than 14 dwelling units per acre are not 

appropriate in this area. 

 

Development parcels located east of Twenty Mile Road are characterized as “Mixed Use 

Residential/Commercial” and “Commercial” areas and are reserved for land uses consisting of 

more intense retail, restaurant uses, service-related businesses, medical and commercial offices, 

and entertainment uses focused on serving both local and regional needs. The Town of Parker’s 

vision for the northwest   quadrant is to be developed as a Character Area where residents can 

live, work and play. The Westcreek PD zoning additionally provides for residential dwellings 

such as lofts above retail, row and townhouses, and apartment flats. 

 

DEFINITIONS 

The Westcreek Development Guide has been prepared in accordance with the Town of Parker 

Land Development Ordinance, as amended. Definitions specified within the Town’s Land 

Development Ordinance apply to the Westcreek Planned Development. 

 

GENERAL PROVISIONS & SITE DATA 

 

The purpose of the Westcreek Development Guide is to specify the allowable commercial and 

residential land use and development standards in accordance with Westcreek Development 

Plan 2nd Amendment. 

 

Note: For areas zoned PD – Planned Development, the Development Guides and 

Development Plans incorporated into the ordinance establishing the zoning are hereby 

 



3 | P a g e  

incorporated into and made a part of Title 13.04.030 of Parker Land Development Ordinance. 

Whenever this Guide or Plan does not address a particular topic, situation, or issue, the 

provisions of Title 13.04.030 shall apply. 

 

LAND USE AREAS 

 

A. Multi-Family Residential (MFR) (18.70 acres) – High Density residential to include 

apartments and or condominiums, attached single family homes such as row and town 

houses, assisted living care and convalescent homes and lodging establishments. 

 

The purpose of the MFR land use designation within the Westcreek Planned 

Development is to allow for an appropriate and sustainable arrangement of high density 

residential to serve as a transition between the areas of commercial and office intensity 

within Westcreek and the Cherry Creek Open Space corridor adjacent to Westcreek. It 

is the intent of the Westcreek Planned Development that the MFR land use area 

develops in a manner that is compatible with the adjacent land uses. As a result, no non-

residential uses will be permitted within the MFR land use area, except where specified 

as provided below: 

 

a) Permitted Land Uses: 

 

Multifamily including Apartments, Townhomes, Duplexes, Triplexes, 

Condominiums. 

Live / Work Dwelling Units 

Group Home 

Senior Living Independent Care 

Neighborhood Recreational Facility (Private Health Club, Recreation 

Center) Open Space 

Parks 

 

Note: Senior Independent Living Facility, including limited resident services (not 

to be offered to the public) including but not limited to cafeteria/kitchen service, 

salon and beauty service, concierge service, dry cleaning/laundry services or 

transportation service. 

 

b) Uses By Special Review: 

 

Churches and Church Schools 

Public and private schools 

Nursing schools and Day care centers 

 

c) Development Standards: 

 

Minimum Standards 

 

Lot Area None 
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Principal Structure Setbacks  

- From street, public or private 10 feet  

- Side  10 feet  

- Side (from attached product property line) 0 feet 

- Rear 10 feet 

 

Accessory Structure Setbacks  

- From street, public or private 35 feet  

- Side  0 feet 

- Rear  4 feet 

 

Building Separation  

- Multifamily structure          20 feet         

- Accessory structure          15 feet         

 

Maximum Standards 

 

Building Height 

- Principal Structure 60 feet 

- Accessory Structure Building Height 45 feet 

 

Density 

 

The maximum density within MFR areas is twenty-five dwelling units per acre 

(25 Du/AC) and the minimum density is fourteen dwelling unit pet acre (14 

DU/AC). Notwithstanding these limits, density can exceed or be reduced through 

the Town of Parker’s Use by Special Review approval process. 

 

B. Mixed Use Residential/Commercial (MUR/C) (3.45 acres) - Combined commercial 

use with a high-density residential component. 

 

The purpose of the MUR/C land use designation within the Westcreek Planned 

Development is to combine commercial uses with a focus on retail and office character 

with a high density above ground floor residential in a compact, efficient manner. The 

MUR/C land use area is intended to function as the neighborhood core and shall be 

located within proximity to MFR land use areas. As such, this area is envisioned to be 

of a more intense character, higher in density, floor area ratio and incorporate greater 

building heights. 

 

a) Permitted Land Uses: 
 

Multifamily Residential (Above ground floor only) 
Group Home  
Continuing Care Facility 
Accessory Dwelling Unit 

Bed and Breakfast 

Hotel/Motel 

Indoor Recreation Facility 
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Short-Term Rental 

General Retail 

Restaurant – without Drive Thru 

General Office and Professional Services (including medical) 

Personal Services, General 

 

b) Development Standards: 

 

Minimum Standards 

 

Lot Area  None 

 

Principal Structure Setbacks  

- From street, public or private  0 feet  

- Side  5 feet 

- Side (from attached product property line)  0 feet     

- Rear  10 feet 

 

Accessory Structure Setbacks  

- From street, public or private  35 feet  

- Side  0 feet 

- Side (From street, public or private)  10 feet 

- Rear  4 feet 

 

Building Separation  

- Multifamily structure  15 feet 

  - Accessory Structure         10 feet 

 

Maximum Standards 

 

Building Height 

- Principal Structure 60 feet, or 75 

feet as a use by 

special review. 

Density 

 

The maximum density within MUR/C areas is twenty-five dwelling units per acre 

(25 Du/AC) and the minimum density is fourteen dwelling unit pet acre (14 

DU/AC). Notwithstanding these limits, density can exceed or be reduced through 

the Town of Parker’s Use by Special Review approval process. 
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C. Commercial (C) (13.58 acres) – Commercial. Traditional pad,    main street 

retailing, and multitenant commercial development. 

 

The purpose of the C / Commercial Area is to establish higher end retail and 

commercial uses that are neighborhood serving to the adjacent high-density multi-

family residential in the MUR/C and the MFR areas, as well as commuters from 

Parker Road and E-470.  Encouraging pedestrian connectivity and orienting 

developments close to rights-of-way are goals of the Commercial Area in order to 

activate and promote the retail component. The C/Commercial Area is delineated into 

two Specific Planning Areas as depicted on the Development Plan. 

a) Permitted Land Uses: 

 

Planning Area 1 (PA-1) 

 

Hardware and Building Material Stores 

General Retail 

Restaurant, with Drive-Thru  

 

- A maximum of two (2)  

 

Restaurant, without Drive-Thru  

Bar and Lounge 

Microbrewery, Cidery, Distillery, or Winery 

General Office and Professional Services (including medical) 

Personal Services, General 

 

Planning Area 2 (PA-2) 

 

Hardware and Building Material Stores 

General Retail 

Restaurant, without Drive-Thru  

Bar and Lounge 

Microbrewery, Cidery, Distillery, or Winery 

 Indoor Recreational Facility  

General Office and Professional Services (including medical) 

Personal Services, General 

A) Uses By Special Review: 

 

Planning Area 1 (PA-1) 

Automotive Fuel Sales 

 

Planning Area 2 (PA-2) 

Veterinary Clinics and Hospitals 
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B) Development Standards (PA-1 and PA-2): 

 

Minimum Standards 

 

Lot Area  None 

Principal Structure Setbacks  

-From street, public or private  10 feet  

-Side  0 feet 

-Rear  0 feet 

Building Separation  

-Principal Structure  15 feet 

 

Maximum Standards 

 

All Structures Building Height      60 feet 

 

D) Open Space (OS) (9.67 acres) - Dedication of the adjacent Cherry Creek wetlands 

and open space to the Town of Parker’s public open space and regional trail 

program. 

 

The westerly perimeter of the Westcreek Development Plan area is defined as OS – 

Open Space. The purpose of this district is for the preservation of a balanced system of 

open space which constitutes an important physical, environmental, social, aesthetic and 

economic asset to the residents to Westcreek. The OS land use area is intentionally left 

in its natural state, free of development to: 

 

Preserve wildlife corridors and natural habitats. 

Establish and maintain scenic lands. 

Protect culturally significant lands.  

 

Conserve landforms and natural resources. 

a. Permitted land uses: 

Open Space 
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Planning Commission Staff Report 

 

 

Planning Commission Date:  1/26/2023 

 

Town Council Date:   2/21/2023 

 

Hearing Type:   Public Hearing    

Parker and Pine Mixed Use Development Planned 

Development Guide 1st AMD 

TRAKiT No: Z21-012 

 

Location: The site is located at the southwest corner of Parker 

Road and Pine Lane. 

 

Project Planner:   Julia Duncan, Associate Planner 

 

Applicant:    Galloway Engineering 

 

Executive Summary: The applicant is proposing an amendment to the Parker 

and Pine PD to reduce the required retail and relocate an 

allowed drive through use to the southwest corner of 

Parker Road and Pine Lane 

 

Staff Recommendation:  Approval 

 

RECOMMENDED MOTION  

“I move the Planning Commission recommend Town Council approve the zoning.” 

 

ALTERNATIVE MOTIONS  

“I move the Planning Commission recommend Town Council approve the zoning request, subject 

to the following conditions:” 

-List proposed conditions 

 

“I move the Planning Commission recommend Town Council deny the zoning as the request does 

not meet the following approval criteria:” 

-List criteria not met (either by staff or Planning Commission) 

 

“I move the Planning Commission vote to continue the zoning to a future date.” 
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I. BACKGROUND/DISCUSSION 

 

The subject property consists of approximately 16 acres of land within the Parker and Pine Mixed 

Use Development. The property was previously located in the Parker Auto Plaza PD. A rezoning 

application was submitted to the Department in 2020 to create the new Parker and Pine Mixed Use 

PD.  The PD updated the list of permitted commercial uses, allowed multi-family residential use 

on a portion of the site and established design standards.  The PD design standards complement the 

Town Development Design Standards and ensure a coordinated architectural and urban design 

throughout the development. Since the adoption of the PD numerous parcels have been developed 

with uses including a day care (under construction), multi-family residential (under construction), 

Slim Chickens, and a gas station. 

 

PROPOSED REVISIONS 

The current rezoning application would make the following major revisions from the existing 

PD zoning:  

• Eliminate the provision precluding drive-thrus within a 300-foot radius of Parker Road and 

Pine Lane. 

• Eliminate the current requirement that development on lot 5 either be 17,000 sq. ft. if 

multitenant or 12,000 sq. ft. if a single tenant. 

• Add a requirement for a minimum building square footage on Lot 5 in Commercial Area I 

of 10,000 square feet. Additionally, the Community Development Director may approve a 

reduction in building square footage on Lot 5 to 8,000 square feet where the following 

applies: 

o Two 1,000 square foot minimum outdoor patio spaces are incorporated into the 

design of the building 

o The development is entirely retail 

o The development is a multi-tenant building 

 

• Amend the PD Design Standards to add stucco and stone as a permitted material, and Bone 

China and Sandcastle to the allowed color palette  
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Vicinity Map 

 

 
 

 

II. PRIOR ACTIONS 

 

Date Action 

1994 Annexation and zoning of Maclachlan and Saddletree properties 

1995 Annexation and zoning of Listen property  

2002 Above properties rezoned Parker Auto Plaza PD 

2007 Annexation and zoning of Enclave 3 property - zoned Parker Auto Plaza PD 

2020 Parker and Pine Mixed Use PD Adoption 

 

III. CURRENT SITE DATA  

 

Existing Zoning PD - Planned Development  

Overlay District N/A 

PD & Plan Area Parker and Pine Planned Development 

Master Plan Area Central Commercial 

Site Acreage 15.925 Acres 

Subdivision Parker and Pine 

Existing Use  
Mix of multi-family residential, commercial retail, daycare, food service, as 

well as undeveloped parcels. 

https://www.parkeronline.org/DocumentCenter/View/26877/Parker-and-Pine-Recorded-Ordinance-3355
https://www.parkeronline.org/DocumentCenter/View/26877/Parker-and-Pine-Recorded-Ordinance-3355
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Surrounding Uses 

 Master Plan Land Use  Zoning Existing Use 

North  Regional Commercial Retail  Modified Commercial  
Goblers Nob Multi-Tenant 

Retail 

South Central Commercial  
PD-Planned 

Development 

Baldwin Gulch Trail- 

Parker Marketplace II 

Shopping Center 

East Central Commercial  Modified Commercial     
Commercial retail, auto 

repair, hotel 

West Central Commercial  
PD - Planned 

Development 
Vacant 

 

IV. PARKER 2035 MASTER PLAN 

Parker 2035 Master Plan | Town of Parker - Official Website 

 

MASTER PLAN CONSISTENCY 

Master Plan Designation 
Choose an item. 

☒ Consistent ☐ Inconsistent 

Master Plan Character Discussion 

Central Commercial District. The Central 

Commercial District encompasses the commercial core 

of the Town. Due to its central location, with access to 

Parker Road, Dransfeldt Road and Twenty Mile Road 

and current land uses, growth in this Character Area 

should focus on core retail, services, offices, lodging, 

restaurants, entertainment and, to a lesser extent, higher 

density residential uses as part of a development with a 

mix of uses and a design that focuses on vehicular and 

pedestrian connectivity between uses. Vertical mixed 

use is highly encouraged where appropriate 

Consistent Goals/Strategies 

Land Strategy 1Use 1. A 

Land Use 1.C 

Land Use 1. E 

Land Use 1. H 

Jobs and Economic Vitality I.2 

Jobs and Economic Vitality I.2.A 

Jobs and Economic Vitality I.2.B 

Jobs and Economic Vitality I.2. E 

 

Staff Analysis  

The proposal is consistent with the goals and strategies 

within the Parker 2035 Master Plan. 

Land Use and Jobs and Economic Vitality 

The project provides opportunity for future expansion 

of the Town’s economic base in an appropriate location 

and has bus access in close proximity to support 

alternate transportation choices.  

 

http://www.parkeronline.org/542/Parker-2035-Master-Plan
https://www.parkeronline.org/DocumentCenter/View/24555/C6-Land-Use-
https://www.parkeronline.org/DocumentCenter/View/24555/C6-Land-Use-
https://www.parkeronline.org/DocumentCenter/View/24555/C6-Land-Use-
https://www.parkeronline.org/DocumentCenter/View/24555/C6-Land-Use-
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://www.parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
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The zoning limitations for the Commercial Area 1 have 

been revised to more adequately reflect market demands 

while adhering to the intent of the Land Use designation 

of the Master Plan. 

 

Based on this analysis, staff has determined that the 

request is consistent with the Parker 2035 Master Plan. 

 

V. LAND DEVELOPMENT ORDINANCE 

 

DEVELOPMENT POTENTIAL (Rezoning) 

Provisions 
As recommended by 

the Master Plan  
Proposed  Analysis 

Units Per Acre Central Commercial No proposed changes 

☐ Consistent 

☐ Inconsistent 

☒ No Change  

☐ N/A 

Allowed Uses  

Core retail, services, 

offices, lodging, 

restaurants, 

entertainment, and 

higher density 

residential uses as 

part of a 

development with a 

mix of uses. Vertical 

mixed use is highly 

encouraged where 

appropriate. 

No proposed changes to 

types of uses. New 

minimum requirements for 

building square footage on 

Lot 5 and allowance of 

drive-thru restaurant within 

a 300-foot radius of Parker 

Road and Pine Lane. 

 

☒ Consistent  

☐ Inconsistent 

☐ No Change  

Height/Stories  
Varies in each land 

use area 
No proposed changes 

☒ Consistent 

☐ Inconsistent 

☐ No Change   

Staff Analysis 
As detailed in the analysis above, the requested rezoning is consistent 

with the Parker 2035 Master Plan. 

 

VI. APPROVAL CRITERIA REZONING 

Title 13.04.240.f. Approval Considerations for Rezoning Requests:  

 

1. A need exists for the proposal. 

 

Applicant analysis and findings: 

 

The proposed rezone to allow for the development of In-N-Out on Lot 1 of Parker and 

Pine Filing No. 1 while not necessarily addressing a specific need it does address market 
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conditions for the proposed use and local community. While In-N-Out may not qualify 

under the definition of a community need, we believe it strongly qualifies as a 

community desire. Based on the reception received to date by In-N-Out from different 

communities throughout the Denver and Colorado Springs Metropolitan areas we 

believe community desire for this use should be strongly considered as part of our 

request. 

 

Staff analysis and findings: 

 

The project location is at a highly visible and trafficked area. The minimum 

requirements of a 17,000 square foot building on Lot 5 pose practical implementation 

difficulties when coupled with the Code’s parking and landscaping requirements that 

currently make the lot’s development a challenge. Lot 5 and the parcel located on the 

corner of Parker and Pine have remained undeveloped due to these challenges. The 

proposed changes make the development of these lots more feasible and will meet 

parking and landscaping requirements. The revisions to uses would encourage 

development on the undeveloped infill parcels, serving, commuters, the residents of the 

adjacent multi-family, and the community at large. 

 

2. The parcel of ground is indeed the correct site for the proposed development. 

 

Applicant analysis and findings: 

 

Based on extensive market research and site investigation, Lot 1 of Parker and Pine 

Filing No. 1 is the preferred location for In-N-Out in the Town of Parker. The proposed 

parcel is located and sized correctly to accommodate the proposed use. Not only is the 

parcel configured appropriately, but it also offers strong visibility and good access from 

adjacent right-of-way. Proposed development has been well designed to accommodate 

proposed use which will create a strong draw to the center which will add to the overall 

success of the proposed use as well as adjacent uses. 

 

Staff analysis and findings: 

 

The Central Commercial Character Area allows core retail, services, offices, lodging, 

restaurants, entertainment, and higher density residential uses as part of a development 

with a mix of uses. Vertical mixed use is highly encouraged where appropriate. No 

changes to the types of uses are proposed, therefore the parcels affected by this change 

are indeed appropriate for the uses. Limitations have been adjusted to allow for 

appropriate development of these sites. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

3. There has been an error in the original zoning. 

 

Applicant analysis and findings: 
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While the original zoning and specific development conditions were not necessarily an 

error, they do limit the development of Lot 1 of Parker and Pine Filing No. 1 to meet 

actual market conditions or demand. Limiting the proximity of a drive-through use to 

the hard corner limits the ability of a potential drive-through use to be successful by 

limiting visibility from the ROW and limiting the ability to maximize use of the site. 

Successful drive-through uses require sufficient land area in order to promote needed 

stacking in the drive-through lane but also provide sufficient parking for dine-in 

customers. 

 

Staff analysis and findings: N/A 

 

4. There have been significant changes in the area to warrant a zone change. 

 

Applicant analysis and findings: 

 

Market conditions and consumer demands have definitely changed since March of 2020. 

Drive through demand is greater than ever for food service. In-N-Out can meet that 

demand by providing efficient drive-through service consistent with consumer demand 

and preferences on this property 

 

Staff analysis and findings: 

 

Several previously vacant parcels within the PD have been developed with multi-family 

residential buildings, a gas station, day care, and restaurant. The remaining infill lots are 

commercial but have remained undeveloped due to the current use restrictions and 

changing market demands. As Parker’s population has continued to grow a demand for 

food service and different options has increased. The commercial designation remains 

compliant with the Master Plan designation.  

 

5. Adequate circulation exists and traffic movement would not be impeded by 

development. 

 

Applicant analysis and findings: 

 

The larger size and more internal location of Lot 1 will provide sufficient on-site and 

off-site area to promote organized and efficient traffic movement throughout the site as 

well as the adjacent development. Drive-through stacking as currently proposed will 

accommodate up to 24 vehicles. There is also additional space on site to accommodate 

overflow when needed without negatively impacting adjacent commercial development 

or public ROW. 

 

Staff analysis and findings: 

 

A Traffic Impact Analysis was conducted in 2020 to assess the impacts of the Parker 

and Pine Planned Development on the adjacent roadway systems. The Town of Parker 

Engineering Department reviewed and approved this analysis. Future development will 



 

8 

 

G:\planning\Redlines\Planning Commission\2023\1.26.23\J.D. PC Z21-012 PC Staff 

Report.docx 

require Site Plan approval and a review of all circulation requirements will be evaluated 

by Planning and Engineering through those submittals.  

 

Based on this analysis, staff has determined that this criterion has been met. 

 

6. Additional municipal service costs will not be incurred which the Town is not prepared 

to meet. 

 

Applicant analysis and findings: 

 

No additional municipal service cost will be incurred in order to develop the site as 

proposed. All on and off-site infrastructure costs have been incurred as part of the 

original commercial development. Appropriate fees will be paid at the time of 

development. 

 

Staff analysis and findings: 

 

The Town does not anticipate significant municipal service costs with the proposed 

zoning that it is not prepared to meet. The proposed uses will be consistent with existing 

uses and within existing commercially designated lots. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

7. There are minimal environmental impacts or impacts can be mitigated. 

 

Applicant analysis and findings: 

 

No environmental impacts are anticipated based on the proposed rezoning of Lot 1 of 

Parker and Pine Filing No. 1. Lot 1 is already a rough graded pad lot included in a 

commercial development which anticipated and has been designed to accommodate a 

variety of commercial uses including a drive-through restaurant such as the proposed 

In-N-Out. 

 

Staff analysis and findings: 

 

The Town does not anticipate significant environmental impacts.  

 

Based on this analysis, staff has determined that this criterion has been met. 

 

8. The proposal is consistent with the Town Master Plan, maps, goals, and policies. 

 

Applicant analysis and findings: 

 

Proposed rezone is consistent with Town Master Plan, goals, and policies as already 

considered with approval of the Parker and Pine Filing No. 1 as well as Parker and Pine 

Preliminary Site Plan, both of which contemplated development of a variety of 

commercial uses on Lot 1. 
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Staff analysis and findings: 

 

The proposal is consistent with the Town Master Plan, maps, goals, and policies as 

detailed in Section IV. of this staff report. As part of the Central Character Area, the 

additional use is consistent with the intent the original underlying retail/commercial 

designation. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

9. There is adequate waste and sewage disposal water, schools, parks and recreation, and 

other services to the proportional degree necessary due to the impacts created by the 

proposed land uses.  

 

Applicant analysis and findings: 

 

Adequate infrastructure including waste and sewage disposal, water, etc. were taken into 

consideration and have been approved and constructed as needed to serve the proposed 

commercial development. As previously noted, Lot 1 is part of the larger development 

which has taken into consideration the proposed use(s) and infrastructure needs. 

 

Staff analysis and findings: 

 

The property is located within Parker Water and Sanitation District and infrastructure 

exists serving adjoining properties.  Parks and School dedication requirements are not 

required for non-residential developments. 

 

Based on this analysis, staff has determined that this criterion has been met. 

 

VII. CONCLUSION 

 

This zoning request is being processed to allow for the use of a drive-thru restaurant within 

300 feet of the intersection of Parker Road and Pine Lane. The proposed rezoning reduces 

the minimum required square footage for development on Lot 5 with additional 

requirements for any further reductions. These changes increase the feasibility of 

development on these infill parcels while also allowing for landscaping and parking 

requirements while expanding services to the community and increasing economic 

viability for local business owners  

 

The proposed Rezoning application is consistent with the Parker 2035 Master Plan and the 

nine (9) criteria for approval of such requests set forth in the Land Development Ordinance 

as to use, development intensity, access/circulation, and urban design.   

 

Based on the analysis contained in this staff report, staff recommends that Planning 

Commission recommends Town Council approve the zoning request. 

 

VIII. RECOMMENDED CONDITIONS 
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Staff recommends that the Planning Commission recommend that the Town Council 

approve the Parker and Pine Mixed-Use Planned Development, 1st Amendment.  

 

IX. ATTACHMENTS 

1. Vicinity Map 

2. Parker and Pine Mixed-Use Planned Development, 1st Amendment. 

 

Report Approved By:  Bryce Matthews, Planning Manager  



"/

Parker and Pine PD Guide First Amendment 
Rezone

0 590 1,180 1,770 2,360295
Feet

Town Boundary
Site
Parcels

Legend

SITE



Parker and Pine Mixed Use Development 
Planned Development Guide 

First Amendment 
Revised January 11, 2023 

 
 
 
 
 
 
 
 
 
 

 
 

 



Parker and Pine Mixed 
Use 

 Development Guide 

TABLE OF CONTENTS

 
 
 

                         PAGE 
 

SECTION I - OBJECTIVE, PURPOSE, INTENT, APPLICATION .................................................................. 1 
A. Objective: ..................................................................................................................................................... 1 
B. Purpose: ....................................................................................................................................................... 1 
C. Intent: ............................................................................................................................................................ 1 
D. Application: .................................................................................................................................................. 2 

SECTION II - AUTHORITY .................................................................................................................................... 3 
A. Authority: ...................................................................................................................................................... 3 
B. Adoption: ...................................................................................................................................................... 3 
C. Enforcement: ............................................................................................................................................... 3 
D. Relationship to Town Regulations: .......................................................................................................... 3 
E. Architectural Control Committee: ............................................................................................................. 3 
F. Conflicts: ...................................................................................................................................................... 3 

SECTION III - CONTROL PROVISIONS ............................................................................................................. 4 
A. Control Over Use: ....................................................................................................................................... 4 
B. Control Over Location and Bulk: .............................................................................................................. 4 
C. Incorporation of Development Plan: ........................................................................................................ 4 
D. Planning Area Boundaries: ....................................................................................................................... 4 

SECTION IV - GENERAL PROVISIONS ............................................................................................................ 5 
A. Purpose: ....................................................................................................................................................... 5 
B. Relationship to the Town of Parker Roadway Design and Construction Criteria Manual, as 

Amended: ...................................................................................................................................................  5 
C. Conflicts: ...................................................................................................................................................... 5 
D. Utility Connections: ..................................................................................................................................... 5 
E. Underground Utility: .................................................................................................................................... 5 

SECTION V – COMMERCIAL AREA I and II  ................................................................................................... 6 
A. Intent: ............................................................................................................................................................ 6 
B. Commercial Land Uses Permitted by Right: .......................................................................................... 6 
C. Commercial Land Uses Permitted by Special Review: ........................................................................ 7 
D. Development Standards: ........................................................................................................................... 7 

SECTION VI – HIGHWAY ORIENTED COMMERCIAL  .................................................................................. 8 
A. Intent: ............................................................................................................................................................ 8 
B. Highway Oriented Commercial Land Uses Permitted by Right: .......................................................... 8 
C. Highway Oriented Commercial Land Uses Permitted by Special Review:  ................................. 8 
D. Development Standards:  ........................................................................................................... 8 

  SECTION VII – MIXED RESIDENTIAL .................................................................................................. 8 
A. Intent: ........................................................................................................................................... 8 
B. Residential Land Uses Permitted by Right: .................................................................................. 8  
C. Development Standards: .............................................................................................................. 8



  PARKER & PINE MIXED USE PD  

Parker and Pine Mixed Use Planned Development 
 

Page 1 

 

 

 
SECTION I - OBJECTIVE, PURPOSE, INTENT, APPLICATION 

 
A. Objective: 

The objective for the Parker and Pine Mixed Use Development is to create a viable 
commercial center in response to the accelerated development of the E-470 Corridor at the 
northwestern edge of the Town of Parker. Such a development will offer the opportunity for 
a blend of office, commercial, hospitality, and multi-family uses. 

 
B. Purpose: 

The purpose of the Parker and Pine Mixed Use Planned Development Guide First 
Amendment (hereinafter sometimes referred to as “Development Guide”) is to establish 
standards for the comprehensive development and improvement of the property. The 
Development Guide will provide opportunities for innovative design and the necessary 
flexibility for changing community needs. 

 
C. Intent: 

The intent of the Parker and Pine Mixed Use Planned Development is to create better 
opportunities for community growth within the Town of Parker. This will include a variety of 
uses including multi-family, office, and commercial development. The Parker and Pine Mixed 
Use PD provides the development standards that will encourage and promote innovative 
development to help enhance the character and quality of the Town of Parker. 

 
The intent of the Development Guide is to establish specific criteria for the comprehensive 
development and improvement of the property. The standards will help guide the 
development in an orderly manner to provide the residents of Parker with a comfortable 
place to work, play and shop. 

 

In support of the Town of Parker’s 2035 Master Plan, it is the intent of this Development 
Guide to direct and encourage the following: 

 

1. Provide for commercial, retail, restaurants, entertainment, and higher density 
residential to support a pedestrian environment; 

2. Provide for a well-located mixed-use development that creates a sense of community 
among those who work, live, and play in the environment; 

3. Encourages quality commercial, retail, and services uses that ensure adequate 
opportunities for future expansion of our economic base in an appropriate location in 
the community; 

4. Encourage innovative approaches to mixed-use development meet the growing 
demands of the population; 

5. Encourage the development of a community incorporating the best features of modern 
design; 

6. Encourages an alternative development type which will minimize the strain on existing 
and future facilities in and around the Parker and Pine Mixed Use Planned 
Development. The efficient mixing of uses in the development is intended to reduce 
vehicle trips and reinforce the walkability of the community; 

7. Conserve and enhance the value of the land; and 
8. Encourages a sensitive design and layout that integrates the land’s natural 

characteristics to protect the native landscape and topographical features with the built 
environment of commercial, retail, service, and higher density residential.
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D. Application: 
Standards for development shall apply to all property contained within the Parker and 
Pine Mixed Use Development that is illustrated on the Development Plan. The regulations 
and requirements shall become the governing standards for review, approval and 
modification of all development activities occurring on the site. 

 

Provisions of this guide shall prevail and govern the uses permitted within the area defined 
as the Parker and Pine Mixed Use PD. This guide only supersedes the specific zoning 
category, not the Town of Parker’s Municipal Code, as amended. 

 
 

 

END OF SECTION
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SECTION II - AUTHORITY 

 
A. Authority: 

The authority for this PD Development Guide is Section 13.04.150. (PD-Planned 
Development) of the Town of Parker Land Development Ordinance. 

 
B. Adoption: 

The adoption of this Development Guide shall evidence the findings and decision of the Town 
Council of the Town of Parker that this Development Guide for Parker and Pine Mixed Use 
Planned Development is authorized by the provisions of Section 13.04.150 of the Town of 
Parker Land Development Ordinance. 

 

C. Enforcement: 
The provisions of the Development Guide relating to the use of land shall run in favor of the 
Town of Parker and shall be enforceable, at law or in equity, by the Town of Parker without 
any limitation on any power or authority otherwise granted by law. All provisions of this 
Development Guide shall run in favor of the occupants and owners of the land within the 
Parker and Pine Mixed Use Planned Development to the extent expressly provided in this 
Development Guide and in accordance with its terms and conditions. 

 
D. Relationship to Town Regulations: 

The provisions of this Development Guide shall prevail and govern the development within 
the Parker and Pine Mixed Use Planned Development.  Where the provisions of the 
Development Guide do not address a specific subject, the provisions of the Town of Parker 
Municipal Code, as amended, or other applicable ordinances, resolutions or regulations of 
the Town of Parker shall prevail. 

 
E. Architectural Control Committee: 

The Parker and Pine development is controlled by an Architectural Control Committee (ACC) whose 
Design Guidelines are attached as Exhibit A.  All development will be subject to review and 
approval by the Parker and Pine ACC, subject further to Town approval, as provided by the Town 
of Parker Municipal Code. 
 

F. Conflicts: 
Where there is more than one provision within the Development Guide that covers the same 
subject matter, the provision which is most restrictive or imposes higher standards or 
requirements shall govern unless determined otherwise by the Community Development 
Director. 

 
 

 

END OF SECTION 
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SECTION III - CONTROL PROVISIONS 

 
A. Control Over Use: 

After the adoption of this Development Guide by the Town Council of the Town of Parker and 
subject to the provisions of Section 13.04.230 (Non-Conforming Situations) and these 
Development Standards, in conjunction with the Town of Parker Land Development 
Ordinance, shall control development and land use including the following: 

 

1. Any new building or other structure, and any parcel of land, or land use; and 
2. The use of any existing building, other structure or parcel of land may be changed 

or extended; and 
3. Any existing building or other structure may be enlarged, reconstructed, 

structurally altered, converted or relocated provided changes are in accordance 
with this Development Guide and the Development Plan. 

 

For any purpose permitted or required by the provisions of this Development Guide 
applicable to the area in which the building, other structure or parcel of land is located, and 
for no other purpose. Such use, change, extension, enlargement, reconstruction, structural 
alteration, conversion or relocation shall be subject to all other standards and requirements 
set forth or referred to in the standards and requirements for that area, and to any other 
applicable standards and requirements of this Development Guide. 

 

B. Control Over Location and Bulk: 
After the adoption of this Development Guide by the Town Council of the Town of Parker and 
subject to the provisions of Section 13.04.230 (Non-Conforming Situations) of the Town of 
Parker Land Development Ordinance, the location and bulk of all buildings and other 
structures, existing and future, shall be in conformity with: 

 

1. All standards and requirements set forth or referred to in the standards and 
requirements for the area in which such buildings and other structures are located; 
and 

2. Any other applicable standards and requirements of this Development Guide. 
 

C. Incorporation of Development Plan: 
The development of the “Parker and Pine Mixed Use Planned Development”, including the 
type, location and boundaries of land use areas, the circulation elements, and the densities 
established by this Development Guide, are shown upon the “Parker and Pine Mixed Use 
Development Plan” (hereinafter sometimes referred to as “Development Plan)”, which 
Development Plan is hereby incorporated by reference into this Development Guide together 
with everything shown thereon and all amendments thereto. 

 
D. Planning Area Boundaries: 

The boundaries and acreage of all Planning Areas within Parker and Pine Mixed Use  
Planned Development are shown on the Development Plan. 

 
Amendments to planning areas shall be subject to Section 13.03.030 of the Town of Parker 
Municipal Code. 

 
 

 

END OF SECTION 
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SECTION IV - GENERAL PROVISIONS 
 

A. Purpose: 
The purpose of this section is to provide general provisions and clarifications of standards 
and requirements for development that will occur in the Parker and Pine Mixed Use Planned 
Development. 

 
B. Relationship to the Town of Parker Roadway Design and Construction 

Criteria Manual, as Amended: 
Regarding public roadways, all provisions of the Town of Parker Roadway Design and 
Construction Criteria manual, as amended, and successors thereof, as now in effect and 
is hereafter amended, are by this reference incorporated herein as if set forth in full. 

 
C. Conflicts: 

Where there is more than one provision within the Development Guide that covers the same 
subject matter, the provision which is most restrictive or imposes higher standard or 
requirements shall govern unless determined otherwise by the Community Development 
Director. 

 

D. Utility Connections: 
Connection to Parker Water and Sanitation District facilities shall be required for each 
principal building constructed in the future within the Parker and Pine Mixed Use Planned 
Development. 

 
E. Underground Utility: 

All electrical and communication distribution lines shall be placed underground. 
 
 

 

END OF SECTION
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SECTION V – COMMERCIAL AREAS I and II (Planning Areas 1 and 2 on PUD Rezoning 
Map) 

 

A. Intent: 
The Commercial planning areas provide for the opportunity to offer flexibility with the land 
planning and site development within a defined framework of excellence. The planning areas 
can be developed with supporting retail, office, and commercial uses. The flexibility in land 
uses provides the framework to combine supporting uses and allows development to respond 
to changing market conditions. The development standards will help assure quality 
improvements in the Town of Parker.  The Commercial planning areas will help build a 
commercial node in the Town of Parker where you can work, shop and play. 

 

All development shall comply with the Commercial Design Standards outlined within the 

Town of Parker Development Design Standards, referenced within Section 13.10.200 of 
the Parker Municipal Code, as amended, unless otherwise stated in these standards. 

 
B. Commercial Land Uses Permitted by Right: 

1. Antique Shops 
2. Art Supplies 
3. Bakeries 
4. Banks without drive-through 
5. Bars and Lounges 
6. Breweries and Distilleries 
7. Consignment Stores 
8. Clothing Stores 
9. Craft and Hobby Shops 
10. Daycare no larger than 14,000 square feet, subject to Section V.D.6 
11. Drug stores; may include pharmacies  
12. Eating and Drinking Establishment; drive in and/or carry out subject to Section V.D.5 
13. Electrical and Household Appliances 
14. Financial Institutions without drive-through 
15. Florists 
16. General Merchandise/Retail Sales and Services 
17. Gift Shops 
18. Grocery Stores 
19. Jewelry Stores 
20. Liquor Stores 
21. Microbrewery 
22. Music Shops 
23. Offices 
24. Office Supplies; may include computer and phone sales 
25. Outpatient veterinary facilities where no kenneling of animal is proposed, no larger than 

3,500 sq. ft. 
26. Personal Service no larger than 3,500 sq. ft.; including dry cleaning services without onsite 

processing, therapeutic massage, and reflexology 
27. Fitness Studio no larger than 3,500 sq. ft. 
28. Health Club and spas no larger than 3,500 sq. ft. 
29. Instructional services no larger than 3,500 sq. ft.  
30. Pet Shops 
31. Restaurants and other Eating Establishments 
32. Shoe Stores  
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33. Sporting Goods and Athletic Equipment 
34. Toy and Game Stores 
35. Other uses determined to be appropriate and reasonably similar as determined by the 

Planning Director. 
 

C. Commercial Land Uses Permitted by Special Review: 
1. Hotels 
2. Daycare in excess of 14,000 square feet, subject to V.D.6 

 

D. Development Standards: 
1. Minimum Building Size. The minimum building square footage on Lot 5 in Commercial 

Area I is 10,000 square feet. The Community Development Director may approve a 
reduction in building square footage on Lot 5 to be 8,000 square feet where the following 
applies: 

• Two 1,000 square foot minimum outdoor patio spaces are incorporated into the design 
of the building. 

• The development is entirely retail. 
• The development is a multi-tenant building. 

2. Setbacks.  The minimum building setbacks in the Commercial Planning Areas shall be: 
• Front: 10’ 
• Side: 10’ 
• Rear: 10’ 
• Residential Use: 25’  

3. Lot Width.  No lot shall be less than 120 feet (120’) wide. 
4. Building Height.  No building within the Commercial Planning Areas shall exceed forty-

five (45) feet in height except by special review. 
5. Drive-through Uses.   

• No more than two (2) drive-through uses shall be permitted within the Commercial 
Planning Area. 

6. Daycare Use. 
• No more than 1 daycare use shall be permitted within Commercial Area II only. No 

daycare use is permitted in Commercial Area I. 
7. Personal Service Uses. 

• No more than 7,500 sq. ft. personal service uses shall be permitted within Commercial 
Planning Area 1, unless otherwise approved by the Planning Director. 

 
 
 

 

 
END OF SECTION
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SECTION VI – HIGHWAY ORIENTED COMMERCIAL (Planning Area 3 on the PUD 
Rezoning Map) 

 

A. Intent: 
This section establishes standards for the Highway Oriented Commercial use area designated 
on the plan, which will provide for planned, orderly development, meeting the automotive 
and retail needs of the community as it develops.   
 

All development shall comply with the Commercial Design Standards outlined within the 

Town of Parker Development Design Standards, referenced within Section 13.10.200 of 

the Parker Municipal Code, as amended, unless otherwise stated in these standards. 
 

B. Highway Oriented Commercial Land Uses Permitted by Right: 
a. Antique Shops 
b. Art Supplies 
c. Bakeries 
d. Bars and Lounges 
e. Breweries and Distilleries 
f. Car Wash; may include automatic or coin operated as a principal use 
g. Clothing Stores 
h. Convenience Stores; may include sales of gasoline and automotive fuel products 
i. Craft and Hobby Shops 
j. Drug stores; may include pharmacies  
k. Eating and Drinking Establishment; drive in and/or carry out, subject to V.D.5. 
l. Electrical and Household Appliances 
m. Financial Institutions with drive-through 
n. Florists 
o. General Merchandise/Retail Sales and Services 
p. Gift Shops 
q. Grocery Stores 
r. Hotels and motels, including restaurants, gift shops, and other accessories  
s. Indoor Amusement and Recreational Establishments  
t. Jewelry Stores 
u. Liquor Stores 
v. Microbrewery 
w. Music Shops 
x. Offices 
y. Office Supplies; may include computer and phone sales 
z. Personal Service no larger than 3,500 sq. ft.; may include, but are not limited to: 
aa. Fitness Studio, maximum 3,500 square feet 
bb. Health Club and spas, maximum 3,500 square feet 
cc. Instructional services, maximum 3,500 square feet  
dd. Pet Shops 
ee. Restaurants and other Eating Establishments 
ff. Shoe Stores 
gg. Sporting Goods and Athletic Equipment 
hh. Toy and Game Stores 
ii. Veterinary clinics, provided only household, domesticated animals are treated, and  
    there is no provision for overnight kenneling of animals 
jj. Other uses determined to be appropriate and reasonably similar as determined by the 

Planning Director 
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C. Highway Oriented Commercial Land Uses Permitted by Special Review: 
a. Ambulance Services  
b. Automobile sales (new and used), rental and leasing 
c. Automobile and truck service and repair facilities 
d. Sales, leasing and rental of motorized equipment 
e. Emergency Care Facilities  
f. Display Parking of Automotive Vehicles; may include motorcycles, recreational vehicles, 

and other type of motorized vehicle) for sale with the front or side yard setback of a lot 
 

D. Development Standards: 
a. Setbacks.  The minimum building setbacks in the Commercial Planning Area shall be 

determined at time of site plan, but shall not be more than eighty (80’) or less than ten 
feet (10’) from public streets. 

b. Building Height.  No building within the Commercial Planning Area shall exceed forty-five 
(45) feet in height except by special review. 

 
 
 

 

 
 

 
END OF SECTION 
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SECTION VII – MIXED RESIDENTIAL (Planning Area 4 on the PUD Rezoning Map) 
 

A. Intent: 
The mixed residential planning area provides for the opportunity to offer flexibility with the 
land planning and site development.  The planning area can be developed with variety of 
high-density residential uses.  The land uses allow housing to promote a sustainable mixed-
use environment.  The residential land use should promote a pedestrian-oriented 
environment 

 
B. Residential Land Uses Permitted by Right: 

a. Multi-family 
b. Mixed-Use Residential; includes residential above first floor retail/commercial/office 
c. Retail/commercial/office in support  
d. Convenience retail; without gas pumps  
e. Office/professional, accounting, law, consulting 
f. Retail sales  
g. Bar and Lounge 
h. Eating Establishment; without drive-through 
i. Personal Services, not to exceed 3,500 square feet may include, but are not limited to: 
j. Fitness Studio, maximum 3,500 square feet 
k. Health Club and spas, maximum 3,500 square feet 
l. Instructional services, maximum 3,500 square feet  
m. Single-Family Attached; Townhome  
n. Open Space 
o. Public Plazas, Courts and Gathering Spaces  
p. Recreation Center – Club House for private use to serve the residential development 

q. Other uses determined to be appropriate and reasonably similar as determined by the 
Planning Director. 

 

C. Development Standards: 
a. Residential Uses.  Not to exceed 175 dwelling units for the Mixed Residential Planning 

Area.  
b. Setbacks.  The minimum building setbacks in the Residential Planning Area shall be 

determined at time of site plan, but shall not be more than eighty (80’) or less than ten 
feet (10’) from public streets. 

c. Building Height.  No building within the Mixed Residential Planning Area shall be exceed 
four (4) stories or sixty feet (60) feet in height, whichever is more restrictive. Building 
height is limited to three stories for buildings adjacent to Twenty Mile Road. 

d. Minimum Lot Area.  None. 
e. Personal Service Uses.  No more than 6,000 square feet of personal service uses shall 

be permitted within the commercial planning areas.  At the discretion of the Planning 
Director, this may be increased by 25% to a maximum of 7,500 square feet provided that: 

1. There is a minimum of 10% floor space dedicated to a retail component of 
the personal service use or 

2. The specific use proposed is not available within a ½ mile radius of the 
development. 

 
 

 
END OF SECTION 
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Purpose 
The Parker & Pine Mixed Use Development is a future mixed-use center at the E-470 Corridor at the northwestern edge of the Town of Parker. Such a development will offer the opportunity for a blend of off ice, 
commercial, hospitality, and multi-family uses. This document’s purpose is to describe and explain an overview of the building and design standards for such structures (the “PD Standards”). This document is in 
compliance with the Town of Parker’s Development Design Standards adopted November 2019 (the “Town Design Standards”). In the event of a conflict with the Town Design Standards and the PD Standards, the 
Town’s Design Standards shall control. For information regarding urban and site design, and for further details on each of the sections presented below please refer to the Town of Parker’s Development Design 
Standards.  
 
The primary objectives in establishing these development guidelines are: 

o To create consistency in materials and architectural design throughout the development.  

o To achieve a harmony of each building and area of development with neighboring buildings and areas of development. 

o To ensure a well-planned and well-maintained development at this important entry intersection to the Town of Parker. 

o To improve the visual image of the Town along one of its most heavily used arterials. 

o To promote a pedestrian friendly suburban environment in order to create a high quality livable community that embraces the principals of smart growth. 

o To create a greater sense of place and heritage within the Town by requiring commercial and industrial development to be designed in a manner that is germane to the Town as a whole. 

 

In order to facilitate the development process, it is encouraged that each property owner provide their project architect, contractor and engineers with a copy of the PD Standards.  

 
 

 

Pine and Parker Mixed Use Development Standards 
Purpose: To create a composition of buildings that are high-quality, well-scaled, appropriate for their contexts, relative to human scale, sustainable and timeless.  

 

A. Building Composition and Elements 
 

Intent:  

Organize the basic elements of a building such as walls and openings, to create a recognizable rhythm, increase visual interest and create a pedestrian-friendly environment at the street level.  

 

Standards:  

1. Bays – Buildings shall include a cadence of bays that is continuous throughout the façade creating a balanced design. Two or three bays should be selected to be larger and taller in scale. Their parapets should extend a 

minimum of 24” past the overall building parapet heights. Parapets shall also be aligned with the vertical breaks in building walls and/or tenant walls. The pattern of bays, walls, and opening should be expressed in all sides 

of the building.  

 

2. Fenestration - To activate the street and create visual interest, arrange windows and other openings with transparent features to include clear glazing on each façade of the building. See Town Design Standards for 

required transparency percentages of the ground-floor level façade.  

 

3.  Form and Massing – This design breaks down massing vertically and horizontally with bays, parapet variations and a consistent height for wainscoting, storefront, and trellis-style awnings. The front façade of each tenant 

space is to be primarily storefront to achieve street activation and pedestrian-scaled building design. Varied parapet roof lines are to be implemented to add visual interest. These PD Standards contain a variety of colors 

and materials which should alternate throughout building to avoid dull and repetitive façades. Materials described further on last page. Since these are multi-tenant buildings, there shall be vertical massing breaks at tenant 

party walls with changes in the plane of the facade of the building sufficient to create a visible shadow line.  

 

4. Equipment - Mechanical and utility equipment must be screened. It shall not be visible from any street or pedestrian way.  
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B. Approaches to Composition   
Intent:  

Encourage diversity in the design of buildings and streetscapes that facilitate walking and pedestrian activity. The following options for building composition are appropriate and meet the Town Design Standards.   

  

Standards:   

1.  This site will be designed under Option 1 of the Town Composition Standards - Composing a Building as a Single Design contained in the Town Design Standards. The constant color palette across the building includes 

stucco, beige and grey brick and EIFs (no more than 30% in the front façade) and massing broken down with a change in material as an accent (wood-tone and grey siding). Complementary design features and materials 

are trellis-style awnings at each tenant space in grey or black metal. Note: this document describes selected colors generically. A list of specific suggested finished can be found on the next section.  

 

2. Trellis-Style Awnings will serve as overhangs at entries that will protrude a minimum of 2 feet beyond the supporting wall.  

3. Lot 1, at the northeast corner of the site, shall provide a minimum of 2,000 SF of active outdoor space for a multi-tenant building or 1,000 SF of active outdoor space for a single tenant building. Other tenant spaces that 

are conducive to outdoor seating (such as restaurants and coffee shops) are encouraged to also provide outdoor spaces. Determining the tenant spaces where it is appropriate to include such an outdoor space will be 

dependent on the type of service provided and whether end users will benefit and make use of an outdoor option, and ultimately be decided on a case by case basis at the discretion of the Town. Specific size and locations 

of these potential outdoor spaces or patios will be agreed upon between the Town and the future tenant.  

4. Under the Parker Municipal Code, commercial buildings have a maximum height requirement of 35 feet. Under the Town Design Standards, buildings are required to have taller massing with a minimum height of 25 feet 

along the entire façade adjacent to a public roadway with the higher traffic volume.  The taller massing must have a depth of at least 20 feet.   

 

Exterior Building Palette 

These PD Standards contain authentic high quality building materials from a variety of manufacturers. Please see details on the next section. The selected materials include brick, EIFs (no more than 30%), lap siding, 

metal, stucco and storefront. This result is an aesthetically-pleasing design that integrates surface texture and detailing that help reduce the building massing (both vertically and horizontally).   

 

The application of these building materials must be applied and articulated in a balanced manner to complement the building design. The additional accent materials: Lap siding and metal are intended to provide 

architectural interest and provide for a balanced building design. Any deviation from this list of materials requires approval from the Architectural Control Committee (ACC) and must be in compliance with the Town Design 

Standards.  

 

  

A.   Exterior Building Material Requirements  
Intent:  

Present an image of high-quality and permanence to ensure that the buildings on this site are well-designed, durable in the Colorado climate and will complement the surrounding context.  

 

Standards 

1.   Masonry Base Requirements  

These PD Standards encourage the use of brick or stone for the entire height of certain bays. In lieu of this, or in addition to, these standards require brick wainscoting throughout all sides of the buildings to create a base-

middle-top visual proportion.  

 

2.  Window and Storefront Requirements  

All windows must be a true window product and not a faux window. Faux windows are not permitted on any commercial or industrial building design. Window mullions shall match the color palette described in this document 

and must be complementary to the building design. Additionally storefront walls at the entry of each tenant space shall be 10ft in height to convey human scale. 

 

3. Exterior Insulation Finishing System (EIFS) Requirement  

EIFS shall not be used as a primary building material and shall only be used as an accent application on any building façade. It may be used in combination with other exterior building materials on the side and rear of the 

building, and shall comprise no more than 30% of the total street facing façade. EIFS may be used on upper floors of buildings three stories or greater in height and shall comprise no more than 30% of the total street facing 

façade and shall be applied as color integrated, with a high quality finish/texture when used on any building facade. 
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EIFS Alternative Compliance: (Building Façade Material Incentive) 

If an applicant includes exceptionally designed building elements constructed of high quality materials on the first two stories of the building, as determined by the Planning Director, the applicant may qualify for 25% 

increase to the EIFS and Stucco requirement.  

 

 

B. Selected Materials and color palettes  
Intent:  

Exterior color palettes shall be cohesive and compatible with the colors of nearby structures and shall be used to enhance, unify, and complement the building design.    

 

Wall Materials:  

Blonde Brick 

Grey Siding 

Two-tone “wood-looking” siding 

EIFs  

Stucco 

Stone 

 

Columns/Pilasters:  

EIFs and blonde brick 

Stucco and Eagle Buff stone 

 

Awnings:  

Black + Grey trellis style awnings or Canvas style awnings.   

 

Storefront: Black + Clear 

Black  

Anodized Aluminum  

Glazing 

 

Doors/Windows:  

Black metal framing 

Grey Metal 

Glazing 

 

Parapets: 

Metal coping pre-finished to match adj. wall 

 

Trellis:  

Grey or Black Metal  

 

Overall Colors:  

Base: Beige or Bone China 

Accents: Grey, Black, Wood, Sandcastle

 

Color to accommodate national corporate branding, provided all requirements of the Town Design Standards are met 

 

Proposed specified finishes:  

• Brick: Insterstate Brick; Almond; by Basalite – Or similar in style 

• Brick: Insterstate Brick; Platinum; by Basalite – Or similar in style 

• Metal: Black (06) and Charcoal (17) 26 gauge; matte finish; by Metal Sales – Or similar in style 

• EIFs: 110 VanDyke Sand Pebble and 139 Adobe Accent ; Self-draining system; by Dryvit – Or similar in style 

• Lap Siding: Hardie Board Siding; River Rock two-tone finish; Rustic series collection by Woodtone – Or similar in style 

• Lap Siding: Hardie Board Siding; Aged Silver; Color Select collection by Woodtone – Or similar in style 

• Stone Wainscot: Sculptured Brick, Eagle Buff Dry-Stacked by Coronado Stone – Or similar in style 

• Paint: DEW339 Bone China - Or similar in style 

• Paint: DEC740 Sandcastle - Or similar in style 

These standards will allow a brand or franchise to add up to two (2) of their own branding colors as minor accents. These color deviations related to branding shall be minimal and accessory in nature. This is to encourage 

brands to still be able to convey their signature palette while also honoring the overall cohesive design intent of the site.  
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