
PLANNING COMMISSION MEETING

7:00 PM

November 9, 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
  
 A. Planning Commission Meeting Minutes - 10.26.23
   
6. CONSENT AGENDA
  
7. PUBLIC HEARINGS
  

 

A. CROWN POINT CENTER PD AMD 4 - ASSISTED LIVING
 Applicant: Ryan Companies
 Location: 9248 Crown Crest Blvd.
 Department: Community Development, Ashley Chasez
 TRAKiT No.: Z23-005

  

 



 

B. POPE PROPERTY - ZONING
 Applicant: David Brehm, Plan West
 Location: Southwest corner of Twenty Mile Road and 

Dransfeldt Road
 Department: Community Development, Stacey Nerger
 TRAKiT No.: Z22-032 and Z22-037

   
8. PLANNING COMMISSION ITEMS
  
9. STAFF ITEMS
  
 A. 2024 Planning Commission Meeting Schedule
   
10. ADJOURNMENT
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PLANNING COMMISSION MINUTES
October 26, 2023

Planning Commission Chairman Gary Poole called the meeting to order at 7:00 p.m. 

The Planning Commission and audience joined in saying the Pledge of Allegiance.

Also present and seated were Commissioners Leland Sloan, Jane Lane, Angela Lindstrom, Eliana 
Burke, Erik Rieger, and Nick Metz. 

ADDITIONS, MODIFICATIONS OR DELETIONS FROM THE AGENDA
None

APPROVAL OF MINUTES
Commissioner Jane Lane moved to approve the September 14, 2023, meeting minutes. 
Commissioner Leland Sloan seconded; a vote was taken and passed unanimously.

PUBLIC HEARING OPENED: 7:04 PM – ADOPTION OF THE 2023 THREE-MILE 
AREA PLAN The applicant, Town of Parker, proposed the annual update to the Town of Parker 
Three-Mile Area Plan, which was originally adopted by Town Council in 2006 and is developed 
to comply with the Municipal Annexation Act of 1965. State law requires that the Town update 
the Plan annually.

Applicant:          Town of Parker
Location: Townwide
Department: Community Development, Jerimiah Fettig

STAFF PRESENTATION
Jeremiah Fettig, Associate Planner, presented the staff report regarding updates to the Town of
Parker Three-Mile Area Plan. Mr. Fettig concluded with the determinations in the staff report that
Planning Commission recommend Town Council adopt the 2023 Three-Mile Area Plan.

COMMISSIONER DISCUSSION WITH STAFF
None.

PUBLIC COMMENT
None.

PUBLIC HEARING CLOSED: 7:08 P.M. – ADOPTION OF THE 2023 THREE-MILE 
AREA PLAN
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Planning Commissioner Discussion
• Commissioner Eliana Burk said that from her perspective this is just a review, there were 

no significant changes and she thanked Jeremiah for a job well done.
• Commissioner Nick Metz commented that this was “great work” and thanked Jeremiah.
• Commissioner Jane Lane agreed with her fellow commissioners, appreciated the research 

on changes from other jurisdictions and appreciated the updates.
• Commissioner Angela Lindstrom agrees with her fellow commissioners and appreciates 

staff working with other organizations to make sure the Town of Parker is covered.
• Commissioner Erik Rieger agreed with his fellow commissioners and appreciates staff hard 

work on these updates.
• Commissioner Leland Sloan asked if this update was annual or every time the Town does 

an annexation (staff said the Town updates the Three-Mile Area plan annually in September 
or October and presents to Planning Commission and Town Council for approval and 
adoption, that it is not subject to annexations, but is necessary to comply with state law).

• Commissioner Gary Poole thanked Jeremiah for his efforts and keeping the Commissioners 
informed.

Commissioner Eliana Burke moved the Planning Commission recommend Town Council approve 
the requested Adoption of the Three Mile-Mile Area Plan. Commissioner Nick Metz seconded; a 
vote was taken and was passed unanimously. 

PLANNING COMMISSION ITEMS
None

STAFF ITEMS
None

ADJOURNMENT
Commissioner Leland Sloan moved that the meeting be adjourned. Commissioner Eliana Burke 
seconded the motion, and the motion was passed unanimously. The meeting was adjourned.

___________________________                 ___________________________

Jeff Miller                                               Gary Poole
Recording Secretary                                     Chairman    
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Planning Commission Staff Report 

 
 

Planning Commission Date:  11/9/2023 
 
Town Council Date:   12/4/2023 
 
Hearing Type:   Public Hearing    

Crown Point Center PD AMD 4 – Assisted Living 
TRAKiT No.: Z23-005 

 
Location:    9284 CROWN CREST BLVD 
 
Project Planner:   Ashley Chasez, Planner I 
 
Applicant:    Ryan Companies 
 
Executive Summary: The applicant, Ryan Companies, is proposing to amend 

the Crown Point Center Planned Development (PD) 
Map to expand Planning Area 6B to allow for Assisted 
Living and Memory Care Facilities. The site is located 
southeast of Parker Road and E-470. 

 
Staff Recommendation:  Denial 

 
RECOMMENDED MOTION  
“I move the Planning Commission recommend Town Council deny the Crown Point Planned 
Development 4th Amendment as the request does not meet the following approval criteria:” 
 
- A need exist for the proposal 
- The particular parcel of ground is indeed the correct site for the proposed development. 
- There have been significant changes in the area to warrant a zone change 
- The proposal is consistent with the Town Master Plan, maps, goals, and policies. 
 
ALTERNATIVE MOTIONS  
“I move the Planning Commission recommend Town Council approve the Crown Point Planned 
Development 4th Amendment.” 
 
“I move the Planning Commission recommend Town Council approve the Crown Point Planned 
Development 4th Amendment, subject to the following conditions:” 
-  List proposed conditions  
 
“I move the Planning Commission vote to continue the Crown Point Planned Development 4th 
Amendment to a future date.” 
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I. BACKGROUND/DISCUSSION 
The applicant, Ryan Companies, is applying for an amendment to the Crown Point Planned 
Development. The application is requesting to expand Planning Area 6b 
Commercial/Office/Research and Development District of the Crown Point Planned 
Development (PD) with the intent of changing the permitted use of the property to include 
assisted living and memory care facilities. The PD Amendment would increase the acreage 
of Planning Area 6b Commercial/Office/Research and Development District (Page 40 of 
the PD Guide attached) and decrease the acreage of Planning Area 2b 
Commercial/Office/Hotel District (Page 37 of the PD Guide attached) by approximately 
5.56 acres. Both planning areas allow for many commercial uses as a use by right as well 
as medical uses. The Commercial/Office/Hotel District’s permitted uses include but are 
not limited to shopping centers, hotels and motels, public facilities and other uses that 
support the medical district. On the other hand, the Commercial/Office/Research and 
Development district allows for more employment and medical support oriented 
commercial uses such as research and development centers as well as wholesale 
establishments. The applicant has proposed the PD map amendment to accommodate a 
proposed residential development that includes independent living, assisted living and 
memory care campus. 
 
Currently, the 5 acres that is proposed to change planning areas is vacant and is adjacent to 
Crown Crest Boulevard, an important collector road in this major commercial and 
employment development. Crown Point is situated on the corner of Parker Road (CO-83) 
and the major toll road Highway E-470 and is planned, zoned and platted to be a major 
employment and commercial crossroad for the Town and region. 
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II. PRIOR ACTIONS 
 

Date Action 
December 4, 
1989 

Crown Point PD was approved by the Town  

September 18, 
2000 

Crown Point Filing No. 1 (first plat). 

August 7, 2001 Crown Point PD 2nd Amendment was approved by the Town  
December 14, 
2006 Crown Point Filing No. 1 Amendment No. 11 (current plat) 

May 28, 2013 Crown Point PD 3rd Amendment was approved by the Town  
 

III. CURRENT SITE DATA  
 
Existing Zoning PD – Planned Development  
Overlay District N/A 
PD & Plan Area Crown Point 3RD AMD 
Master Plan Area Medical 
Site Acreage 5.56 
Subdivision Crown Point Filing No. 1, Amendment No. 11 
Existing Use  Vacant 
Surrounding Uses 
 Master Plan Land Use  Zoning Existing Use 

North  Medical  
PD – Planned 
Development  

Commercial/ Health Club  

South Medical  
PD – Planned 
Development  

Commercial/ Hospital  

East Medical  
PD – Planned 
Development  

Commercial/ Vacant  

West Regional Commercial Retail  
PD – Planned 
Development  

Commercial/ Restaurant  

 
IV. PARKER 2035 MASTER PLAN 

Parker 2035 Master Plan | Town of Parker – Official Website 
 
MASTER PLAN CONSISTENCY 

Master Plan Designation 
Medical & E-470 
☐ Consistent ☒ Inconsistent 

Master Plan Character Discussion 

E-470: Corridor E-470 is a toll highway that acts as an 
eastern beltway for the Denver Metropolitan Region. 
This beltway, which bisects Parker near its northern 
boundary, connects the Town to the regional 
transportation network and provides easy access to the 
Denver International Airport. The location of this 
highway through Town allows for higher intensity uses 
without significantly impacting our transportation 
system or the character of our community. 
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Medical District: Located at the eastern most end of 
the emerging E-470 medical corridor, the Parker 
Adventist Hospital and the supporting uses serve as an 
anchor and catalyst for this Character Area. The 
Character Area will focus on state of the art medical 
care, preventative health care and wellness to create an 
industry synergy that ensures a successful business 
environment. Appropriate uses include hospitals, 
medical offices, health care clinics and facilities, 
rehabilitation centers and hotels. Retail uses are 
appropriate where they provide an ancillary service in 
size, scale and purpose to the medical uses. 

Consistent Goals/Strategies 

 
Housing 4.A 
Housing 4.C 
 

Inconsistent Goals/Strategies 

 
Land Use 1.C 
Land Use 1.E 
Land Use 1.J 
Land Use 1.L 
Housing 4.B 
 

Staff Analysis  

The Town of Parker’s Master Plan deems the area in 
which the amendment is proposed as a part of the E-
470 corridor and more specifically within in the E-470 
Medical District Character Area. The Medical District  
focuses on state of the art medical care, preventative 
health care and wellness. Appropriate land uses 
include; hospitals, medical offices, health care clinics 
and facilities, rehabilitation centers and hotels. Retail 
uses are appropriate when they provide ancillary 
services in size, scale and purpose. 
 
The proposed use for the property in question that is 
driving the PD amendment, while providing 
supporting uses to its residents, is a residential land 
use. Residential uses are not consistent within and the 
Medical District Character Area. There are other zoned 
properties within the Crown Point PD and within the 
E-470 corridor that allow for this use. In addition, 
there are other Master Plan character areas that would 
support zoning that would allow for the proposed use.  
 
Based on this analysis, staff has determined that the 
request is not consistent with the Parker 2035 Master 
Plan. 
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V. OTHER MASTER PLANNING DOCUMENTS 
 

OTHER PLANNING DOCUMENTS CONSISTENCY 
Other Planning Documents  Parker Road Corridor Plan 
Consistency Review  ☐ Consistent ☒ Inconsistent ☐ N/A 

Staff Analysis  

The Parker Road Corridor Plan is a document that 
functions as a roadmap that coordinates both the Town’s 
and CDOT’s policies and programming for future land 
development approvals and transportation investments. 
This Plan was created to aid Town staff with difficult 
zoning challenges, guide the creation of new 
development standards as well as assist other land use 
goals. This Plan lays out a guideline that helps guide 
development along the Parker Road Corridor. Within the 
land use chapter of the Plan, it is stated that the future 
land goals for the corridor are commercial in nature 
rather than the current suburban character. One of the 
key takeaways of the Parker Road Corridor is to 
encourage commercial nodes along Parker Road. 
The proposed zoning change directly conflicts with the 
Parker Road Corridor’s goal as it will be allowing 
residential uses into a major commercial hub along 
Parker Road.   

 
 
DEVELOPMENT POTENTIAL  

Provisions 
As recommended 
by the Master Plan  

Proposed  Analysis 

Units Per Acre 

Residential uses are 
not recommended by 
the Master Plan 
within this character 
area. 

The applicant is proposing 
to rezone the property to 
allow for assisted living and 
memory care facilities 
which are residential land 
uses. 

☐ Consistent 
☒ Inconsistent 
☐ No Change  
☐ N/A 

Allowed Uses  
Medical district and 
Commercial hub  

Assisted living and memory 
care facilities 

☐ Consistent  
☒ Inconsistent 
☐ No Change  

Height/Stories  
N/A. The Master 
Plan does not speak 
to height. 

60ft – with exceptions 
☐ Consistent 
☐Inconsistent 
☒ N/A 

Staff Analysis 

The proposed property is located within the E-470 Corridor and 
Medical District Character Areas which plan for and recommend that 
area as a major commercial, employment and medical district. 
 
The applicant is proposing a change to the Crown Point Planned 
Development by moving the boundary of Planning Area’s 6b and 2b. 
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This amendment would remove the 5-acre property from its current 
Planning Area, 2b, and include it in Planning Area 6b. The proposed 
amendment would change the allowed uses on the property as well as 
height restrictions. The applicant is proposing this change to the PD to 
allow for assisted living and memory care facilities as a use by right 
for the property.  
 
The Crown Point PD created planning areas within the overall PD to 
support development and uses that align with the Master Plan and 
meet Town goals. The proposed change would allow for a residential 
use to be located at a key location within a major commercial 
development in an area that the zoning has planned and reserved for 
medical, employment and supportive uses.   
 
Based on this analysis, staff has determined that the request is not 
consistent with the Parker 2035 Master Plan. 
 

 
 

VI. ACCESS, CIRCULATION & TRAFFIC ANALYSIS 
 
Vehicular access for the site will be provided by Crown Crest Boulevard on its south side 
and by a private access road to the north and east sides of the property.  
 
 

VII. APPROVAL CRITERIA 
Title 13.04.240.f. Approval Considerations for Rezoning Requests:  

 
1. A need exists for the proposal. 
 

Applicant First Submittal: 
As discussed in further detail earlier in this Written Narrative, the Town acknowledges 
the importance of providing housing for an aging population throughout the Master 
Plan. A guiding principle of the Master Plan includes providing residential 
opportunities “that will allow people to live in Parker throughout their lives” (p. 5.4). 
In addition, “Douglas County will see one of the highest percentage increases in people 
over 65” and that providing housing in order to allow them to stay in the community is 
important to the Town (p. 8.6). Therefore the need for the development of additional 
senior living opportunities is fully demonstrated by the Master Plan, and indeed the 
changing demographics within the community. 
 
The Project will provide senior living that will include both independent and assisted 
living, as well as memory care, which will implement the vision for the Medical District 
and the “emerging E-470 medical corridor” (Master Plan, p. 6.7). By providing health 
care and wellness for the various needs and stages of residents as they age, the Project 
will allow residents to continue to live in the Town throughout their lives.  
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Indeed, it has been determined, based upon a preliminary market analysis of the senior 
living options in Parker and the surrounding area, that local senior living facilities have 
high occupancy rates. These high occupancy rates indicate the need for additional 
senior living options within Parker and the surrounding area.  
The Town will also benefit from the Project by allowing an underutilized vacant parcel 
of land that is largely surrounded by development to be put into use. Adding a senior 
living community to the area will contribute economically to the community. 
 
Second Submittal: 
As discussed in further detail in the written narrative provided with the First Submittal, 
the Town acknowledges the importance of providing housing for an aging population 
throughout the Master Plan. A guiding principle of the Master Plan includes providing 
residential opportunities “that will allow people to live in Parker throughout their lives” 
(p. 5.4). In addition, “Douglas County will see one of the highest percentage increases 
in people over 65” and that providing housing in order to allow them to stay in the 
community is important to the Town (p. 8.6). Therefore, the need for the development 
of additional senior living opportunities is fully identified by the Master Plan, and the 
changing demographics within the community. 
 
The Property is located within the Medical District Character Area of the Master Plan 
(the “Medical District”), and the Project will implement the vision for the Medical 
District and the “emerging E-470 medical corridor” by providing senior living options 
that will include both independent and assisted living, as well as memory care (Master 
Plan, p. 6.7). By providing assisted living opportunities proximate to the E-470 medical 
corridor, the Project will allow residents to continue to live in the Town throughout 
their lives and access healthcare and services in a convenient, accessible way. Indeed, 
it has been determined, based upon a preliminary market analysis of the senior living 
options in Parker and the surrounding area demographics conducted by MDS Research 
Company, Inc. in December 2022 (the “Market Analysis”), that there is a growing need 
for this type of development. 
Currently, the 75+ age group makes up 4.9% of the population in the primary market 
area (Denver Aurora-Lakewood), and this age group is expected to increase by 32% 
over the next five years. 
 
Additionally, adult children (ages 55-64) currently make up 12.7% of the population, 
increasing to 12.9% over the same five-year period, while the national trend is on a 
decline. The market study confirmed that there are only three communities that offer 
IL, AL and MC together within the primary market area. The newest community in the 
market, Gardens Care Senior Living (2021), is a small AL/MC community that offers 
care in a home-type setting. These existing communities have high occupancy rates, 
with 98% for IL, 89.4% for AL and 86.1% for MC. These high occupancy rates 
indicate the need for additional senior living options within Parker and the surrounding 
area. 
 
The Town will further benefit from the Project by allowing an underutilized vacant 
parcel of land that is largely surrounded by development to be put into use. The Project 
will help broaden the variety of options to live a healthy and active lifestyle in Parker 
and will further bolster the availability of quality healthcare for Parker residents close 
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to home (Master Plan, p. 11.11). Adding a senior living community to the area will 
contribute economically to the community. The Project is projected to create between 
150 and 175 jobs, which includes 10 department leaders with employees that bring 
various culinary, nursing, hospitality, sales, environmental and maintenance, office and 
senior life enrichment type educations and backgrounds to the area. 
 
Staff Analysis: 
The property is subject to the Crown Point PD. Under the Crown Point PD, the property 
is part of an overall plan that includes 272 acres, divided into three permitted use 
districts, “to assure that the Crown Point Center grows as a comprehensively planned 
development with adequate provisions for orderly development and improvement of 
the property….”  Moreover, the Crown Point PD “is intended to accommodate a mix 
of commercial, office, hotel, research and development, residential, open space/buffer, 
and recreational land uses,” to the extent permitted, as part of a comprehensively 
planned development.   
 
The Crown Point PD limits permitted uses in the Commercial/Office/Hotel District to 
shopping centers, hotels and motels, public facilities, and other uses that support the 
Medical District designated in the Town Master Plan.  Residential uses, including 
assisted living and memory care facilities are not permitted uses in this use district.  
The property occupies a key location within a major commercial development that does 
not include residential, but rather is limited to medical, employment and supportive 
uses.  Allowing residential uses on the property will reduce the inventory of land within 
Commercial/Office/Hotel District needed for commercial development as part of this 
comprehensively planned development and in accordance with the Town Master Plan 
for the Medical District. 
 
While the Town of Parker is home to a large number of senior residents, and that 
number is going to increase in the coming years, there currently are sites located within 
this PD and elsewhere in Town that already allow for assisted living and memory care 
facilities. In fact, there are currently over 10 assisted living facilities within the Town 
including one within planning area 6b of the Crown Point PD. Furthermore, the greater 
need is to retain the property for the uses specified in the Crown Point PD as part of 
this comprehensively planned development, particularly when there are other sites 
available throughout the Town to accommodate assisted living and memory care 
facilities. 
 
Based on this analysis, staff believes that this criterion cannot be satisfied. 
 
 

2. The particular parcel of ground is indeed the correct site for the proposed 
development. 
 
Applicant First Submittal: 
The development of the Property for senior living will be a natural transition from the 
commercial services provided to the west to the low-density residential that exists 
within unincorporated Douglas County to the east. In addition, providing residential 
opportunities for senior living near the surrounding commercial uses will allow the 
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Town to meet Goal 4 under Chapter 8 of the Master Plan by allowing independent 
living and services for the elderly by enabling easy access to meet every day needs. 
 
Additionally, the Property is directly across from the Parker Adventist Hospital 
campus, which includes a variety of health services. The Project’s proximity to this 
medical campus is compatible with the proposed use of the site and will provide access 
to services for those that may require them. 

 
Applicant Second Submittal: 
As previously stated in the First Submittal, the Property is the appropriate location for 
the Project. The Property consists of approximately 5 acres of the eastern portion of the 
Overall Property, and therefore only approximately 50% of the Overall Property is 
proposed for a change of zoning to the C-O-RD District, or Planning Area 6b. See 
Figure 1. This will allow the remaining portion of the Overall Property, which is in 
closer proximity to existing development and the core of the Crown Point 
Development, to develop for a permitted use under the C-O-H District in the future.  
 
Additionally, the Review Comments acknowledge the Property is directly adjacent to 
a property to the east that is located within the C-O-RD District, or Planning Area 6b, 
within which assisted living is a permitted use (the “Adjacent Property”). Extending 
the C-O-RD District to the Property would not interfere with consistency in 
surrounding development and use. There is no meaningful distinction between the 
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Property and the Adjacent Property, including visibility to the entrance of the Crown 
Point Development, general size, access, configuration, and designation within the 
General Land Use Plan of the Master Plan. Both the Property and Adjacent Property 
are designated within the Medical District. Based on the Town’s recognition in the 
Review Comments that an assisted living use is appropriate at the Adjacent Property, 
an assisted living use is consistent with the Medical District. See Figure 2. Therefore, 
the Project is an appropriate and correct site for a senior living community that provides 
independent and assisted living, as well as memory care services. 
 
As stated in the First Submittal, the development of the Project will allow a natural 
transition from the commercial services provided to the west to the low-density 
residential that exists within unincorporated Douglas County to the east. This complies 
with the Master Plan’s strategy that encourages transitions between different land uses 
and intensities (p. 6.3). The Project aligns with the Master Plan’s focus on creating a 
community for a diversity of residents. For example, the 2005 outreach process as part 
of the Master Plan identified the need to create a “community for our whole lives” (p. 
3.6). This includes creating a “full service” community with a broad range of services 
and housing opportunities. The Master Plan also encourages land uses that create a 
sense of community among those who work, live and play within appropriate 
neighborhoods (p. 6.3). The Project will be proximate to a number of commercial 
services, as well as the fitness facility directly to the north. The Master Plan states that 
the Town is encouraged to “promote a healthy community through site design that 
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encourages active living” (p. 11.15). The Project location near commercial services, 
medical services, as well as the fitness center, will allow independent living and 
services for the elderly by enabling easy access to everyday needs, which is an 
identified goal of the Master Plan (p. 8.8). 
  
It also includes locating “more intensive uses at Parker’s center and along major 
highway corridors so that single-family neighborhoods on the periphery retain their 
family orientation, appearance, and protected open space” (p. 3.6), as well as an 
emphasis to “locate higher residential densities in specific and appropriate areas” (p. 
8.7). By locating this higher density use within close proximity to the of E-470 and 
South Parker Road, and away from the lower density uses to the east, it ensures that 
single-family neighborhoods in the area will maintain their character, as reflected as a 
desired outcome in the Master Plan.  
 
Notably, the General Land Use Plan, which is an important element of the Master Plan, 
is “focused primarily on the physical form and development pattern of the Town” (p. 
6.4). The proposed use for an assisted living and memory care community, while not 
commercial in nature, is consistent with a number of the building forms that are 
permitted under C-O-H District. For example, the planned four story community for 
assisted living and memory care would be similar in form to a hotel, and would 
therefore contribute to the desired appearance for the entrance of the Crown Point 
Development. As a result, the Town’s desired building form for this location, as 
evidenced by the General Land Use Plan, would be enhanced by rezoning the Property 
to the C-O-RD District. 
 
The 2005 outreach process as part of the Master Plan identified a desire among citizens 
for “balancing the pace of development” (p. 3.6). Support was expressed for directing 
and timing growth so that the Town can provide supporting services and improvements 
to match expectations of maintaining the high quality of life (p 3.6). A goal of the 
Master Plan also states that “growth shall be appropriately directed and site-planned to 
sustain our community’s needs as we grow” (p. 6.3). The Property has been vacant for 
a number of years, despite its proximate access to services and improvements within 
the Town. In fact, the Master Plan directs the Town to “encourage and support the 
quality renovation and reuse of under-utilized parcels and buildings” (p. 9.10). 
Development of the Project will ensure that the Town develops in a logical, balanced 
manner by putting a vacant lot within an existing subdivision into use, while also 
meeting the needs of the community by providing housing and services to an aging 
demographic. 
 
The Master Plan identifies a strategy that encourages the development of land use 
patterns that are compatible with and support a variety of transportation opportunities 
and/or choices (p. 6.3) and encourages a “variety of housing densities in close 
proximity to employment centers along the E-470 Corridor, around commercial areas 
and near transit centers” (p. 8.8). The Property is located less than a quarter mile from 
an RTD bus stop that is served by Route 4831 and has the potential to provide residents 
without access to a vehicle with public transportation services throughout the Denver 
metro area. In addition, the Property is in close proximity to the E-470 and South Parker 
Road intersection, which will provide convenient access for residents and visitors of 
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the Project. 
 
Staff Analysis: 
The proposed property is located at a key location within the Crown Point 
Development. The existing Crown Point PD has designated this property for 
commercial uses including but not limited too: hospitals, hotels, restaurants, shopping 
centers which aligns with the Parker 2035 Master Plan. The rezoning of this property 
to allow for an assisted living and memory care facility, a residential use, is not 
consistent with the intent of the existing PD’s construction nor with the Parker 2035 
Master Plan. In addition, the Crown Point Planned Development guide was amended 
in 2014 by a “Uses not Itemized” request to allow for assisted living and memory care 
facilities in portions of the Crown Point Planned Development guide that are further 
away from the commercial center of the PD.  The PD allows for assisted living and 
memory care facilities as a use by right on properties within the PD that are designated 
in the Commercial/Office/Research and Development Planning Areas. One such 
location is located directly to the east of the proposed lot. Staff believes that the lot 
located to the east, where assisted living and memory care facilities are a permitted use, 
is a correct location for the proposed use. This key commercial location within the 
development is not the correct location. 
 
The PD zoning for Crown Point, which is binding on current and future owners, has 
determined the correct sites for assisted living and memory care facilities through the 
establishment of planning areas, which sites do not include the particular parcel for the 
proposed development.  The applicant is responsible under the Parker Land 
Development Ordinance for developing the particular parcel in accordance with the 
overall plan and the applicant as a future owner is required to develop the particular 
parcel in accord with the Crown Point Center Development Guide (the “Guide”).  The 
Guide specifically provides that “once the Development Guide is approved and 
recorded by the Town of Parker, all current and future owners and their assigns are 
required to develop their property in accordance with the Development Guide.”  Here, 
the particular parcel is located in the Commercial/Office/Hotel District.  Assisted living 
and memory care facilities are not listed as a use permitted by right or by use permitted 
by special review in the Commercial/Office/Hotel District.  However, assisted living 
and memory care facilities are listed as a use permitted by right in other Districts of the 
Crown Point Development Plan, which contain the correct sites for this type of facility. 
 
The Town of Parker’s Master Plan also lists as one of its goals and strategies, “Integrate 
senior housing into neighborhoods to promote opportunities for intergenerational 
connection and continuum of care for the elderly.” There are other open lots available 
in the Crown Point Planned Development area that allow for the described use that are 
closer to other residential communities. 
 
The use described by the applicant’s project narrative is not consistent with the basic 
requirements and characteristics of Crown Point’s Commercial/Office/Hotel District. 
The uses permitted by right encourage and promote more robust, revenue generating 
commercial uses and employment centers along the E-470 corridor. Additionally, the 
Master Plan states, “Primary uses appropriate along the E-470 include: employment 
centers (professional and corporate offices and light industrial uses), regional retail, 
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and service centers; a hospital and a higher education campus.” The assisted living and 
memory care use described in the project is residential in nature with few employment 
or economic benefits.  
 
In conclusion, the proposed use is not the correct site, and an opportunity exists for the 
proposed use to be located elsewhere.  
 
Based on this analysis, staff believes that this criterion cannot be satisfied. 
 

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

 
The purpose of this application is not to correct an error in the original zoning; 
therefore, this factor is not applicable. 
 
 

4. There have been significant changes in the area to warrant a zone change. 
 
Applicant First Submittal: 
The market need for commercial and office space has shifted significantly since the 
adoption of the Master Plan due to an increase in remote work and online shopping. 
However, the need for senior living opportunities remains. Therefore, re-designating 
the Property to the C-O-RD District in order to allow senior living and memory care 
will better accommodate the needs of the area as they exist today. 
 
Applicant Second Submittal: 
As discussed in the written narrative provided with the First Submittal, there are 
significant changes in the area that warrant the proposed zone change. In particular, the 
significant need for senior living options is identified throughout the Master Plan. It is 
important to note that the Master Plan states that it is “designed to be a living document 
that provides broad policy guidance” and that “making long range decisions means that 
issues need to be periodically readdressed to reflect new or emerging circumstances,” and that 
each succeeding Town Council has the discretion to reconsider long range policy decisions (p. 
4.9). In fact, the Master Plan is intended to be a “broad and flexible document that changes to 
meet the community’s needs, conditions and direction of change” (p. 4.10). As previously 
mentioned, the projected 32% increase in the 75+ age group is a specific changing 
condition that the Master Plan’s vision was intended to address. 
 
The Property has remained vacant despite its inclusion within the PD and prominent 
location within the Crown Point Development, which indicates that the demand for 
some of the particular uses identified under the C-O-H District, including, but not 
limited to, shopping centers, commercial retail and wholesale businesses, banks, 
financial institutions and services, commercial service businesses, hotels and motels, 
restaurants, offices, indoor theaters, educational and training related facilities, 
executive and caretaker residences, and hospitals and health care facilities, are not 
warranted by the market at this location within the development. As stated in the written 
narrative provided with the First Submittal, and acknowledged throughout the Master 
Plan, the need for senior living opportunities remains. 
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The Market Analysis determined that there is a sufficient need for additional senior 
living opportunities within the Parker area. The Market Analysis confirmed that there 
are only three (3) communities that offer IL, AL and MC together within the primary 
market area surrounding and including Parker, the newest being Legacy Village of 
Castle Pines which opened in 2018. The newest community in the market, Gardens 
Care Senior Living (2021), is a small AL/MC community that offers care in a home 
type setting. These existing communities have high occupancy rates with 98% for IL, 
89.4% for AL and 86.1% for MC. The Master Plan also acknowledges throughout the 
document the significant need to provide a variety of senior housing opportunities, 
which will ensure that Douglas County can accommodate having one of the highest 
percentage increases in people over 65 (p. 8.6). Therefore, re-designating the Property 
to the C-O-RD District in order to allow senior living and memory care will better 
accommodate the present and future needs of the Town. 
 
Staff Analysis: 
The proposed property and surrounding areas have been designated by the Parker 2035 
Master Plan as a Medical District within the E-470 Corridor Character Area. The 
Medical District within the E-470 Corridor Character Area has developed following 
the vision that the Master Plan intended to be a commercial and employment medical 
center within the Town and sub-region. Development within the PD includes the Parker 
AdventHealth hospital, medical office buildings, restaurants, hotels and other uses that 
support the medical center have developed as originally planned and zoned for. The 
Crown Point PD also contemplated multi-family residential, which was developed as 
planned away from key locations in the development. 
 
There are also several properties within the PD that allow for assisted living and 
memory care facilities as a use by right due to the 2014 change to the PD. 
 
In conclusion, there have not been significant changes in the area outside of that which 
was planned that would warrant a zone change. 
 
Based on this analysis, staff believes that this criterion cannot be satisfied.  
 
 

5. Adequate circulation exists and traffic movement would not be impeded by 
development. 
 
Applicant First Submittal:  
A traffic circulation plan has previously been approved by the Town as part of the PD, 
and the roadways within the Crown Point Development have been constructed in 
conformance with the approved traffic circulation plan. The Project will not alter the 
overall traffic circulation plan as shown on the PD, and therefore traffic movement will 
not be impeded by the proposed development. Additionally, the Project will result in a 
reduced amount of traffic when compared to commercial uses that could otherwise be 
developed on the Property. Indeed, the Traffic Impact Study dated February 2023 that 
has been submitted with the PD Amendment, determined that traffic generated by the 
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Project is expected to create no negative impact to traffic operations for the existing 
and surrounding roadway system. 
 
Applicant Second Submittal: 
The Property is located within the E-470 Corridor Character Area, in addition to the 
Medical District of the Master Plan. The location of E-470 “allows for higher intensity 
uses without significantly impacting the transportation system or character area of the 
community” (p. 6.6). The close proximity to E-470 will ensure that the majority of 
traffic generated from the Project will be directed away from lower intensity uses 
within the Town, therefore ensuring that traffic movements will not be impeded from 
the proposed development. 
 
In addition, a provision has been made for cross access easements for the benefit of the 
property over the private drives surrounding it. 
 
Staff Analysis: 
At the time of development, applicants are required to construct all warranted traffic 
mitigation improvements necessary for the development as identified within a traffic 
study for the property to ensure adequate circulation. 
 
Based on this analysis, staff has determined that this criterion can be met. 
 
 

6. Additional municipal service costs will not be incurred which the Town is not 
prepared to meet. 
 
Applicant First Submittal: 
The Project is part of the Crown Point Development, and the need for municipal 
services and related costs would have been assessed as part of the original approval of 
the PD. Municipal services required to directly serve the Property will be determined 
and finalized as part of the site plan review process with the Town. Any municipal 
service needs will also be offset through required fees and improvements as part of 
development of the Project.  
 
Staff Analysis: 
Any construction on the subject properties will be considered private and will be 
privately maintained.  
 
As evidenced by the zoning and platting of this property, the Town is prepared to meet 
the additional municipal service costs associated with the subject property. 

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

7. There are minimal environmental impacts can be mitigated. 
 

Applicant First Submittal: 
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The Property is a portion of the overall Crown Point Development, and the 
environmental impacts would have been assessed as part of the original approval of the 
PD. Any environmental impacts from the Project will be determined and finalized as 
part of the site plan review process with the Town.  
 
Staff Analysis: 
The subject property is surrounded by urbanized areas and will be required to meet all 
Town environmental standards as set forth in the Land Development Ordinance, such 
review will occur during the Site Plan processes. As a part of this review, site 
improvements will be required to be designed to ensure that any environmental impacts 
are mitigated.   
 
Based on this analysis, staff has determined that this criterion can be met. 
 
 

8. The proposal is consistent with the Town Master Plan, maps, goals, and policies. 
 
Applicant First Submittal: 
The PD Amendment is consistent with the Master Plan maps, goals, and policies, as 
discussed in further detail earlier in this Written Narrative. The Property’s designation 
within the Medical District makes the proposed use as a senior living community both 
compatible and complementary to the surrounding area. The Medical District is 
intended to “focus on state of the art medical care, preventative health care and wellness 
to create an industry synergy that ensures a successful business environment” (Master 
Plan, p. 6.7). 
 
The Project will locate residents in proximity to existing commercial, as well as to 
medical services in the surrounding area, thus creating the “industry synergy” that is 
envisioned by the Master Plan. In addition, the senior living community will include 
both independent and assisted living, as well as memory care. These services provide 
an important component to the vision for the Medical District by providing health care 
and wellness for the various needs and stages of residents as they age, as intended by 
the Master Plan.  
 
Please reference the statement of consistency with the Master Plan discussion set forth 
earlier in this Written Narrative for additional detail on how the Project is consistent 
with the maps, goals, and policies of the Master Plan.  
 
Applicant Second Submittal: 
The PD Amendment is consistent with the Master Plan maps, goals, and policies, as 
discussed in further detail in the written narrative provided with the First Submittal. In 
addition to these previous comments, the proposed rezone to the C-O-RD District 
conforms to the Medical District designation of the Master Plan. The Property is 
directly adjacent to a property that is located within the C-O-RD District, which is also 
designated within the Medical District. This indicates that a change of zone of the 
Property to the C-O-RD District is consistent with the Medical District under the 
Master Plan. 
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Job creation is identified throughout the Master Plan as an important objective for the 
Town. During the Master Plan’s 2012 outreach process, the community expressed a 
desire for the Town to create local quality jobs that pay a living wage, and particularly 
the expansion of health care industry jobs (p3.11). In addition, the Guiding Principles 
under the Master Plan acknowledge that the long-term economic well-being of the 
Town is fundamental to its future, and that the Town will encourage a variety of 
employment opportunities (p. 5.4). The Project includes both independent and assisted 
living, as well as memory care. These services provide an important component to the 
vision for the Medical District by providing health care and wellness for the various 
needs and stages of residents as they age, as intended by the Master Plan, and will allow 
the Town to provide these additional desired jobs. 
 
As stated previously, and in the written narrative with the First Submittal, the Master 
Plan identifies the need for a variety of senior housing options as an important need for 
the community. Indeed, it states that the Town should “support the development of a 
full range of senior housing” (p. 8.7). In order to achieve this, the Master Plan 
encourages increased availability and integration of a “variety of housing that supports 
flexibility, mobility, independent living and services for the elderly” (p. 8.8). 
 
The Property will allow residents to be integrated into the community by allowing for 
easy access to nearby commercial services, as well as provide mobility options due to 
the proximity to the E-470 and South Parker Road intersection and RTD transportation 
options. The Master Plan also seeks to integrate quality health care and needed facilities 
for all ages into the community (p. 11.15). Not only is the Property within close 
proximity to medical services that will serve residents of the Project, but the Project 
itself will provide needed assisted living and memory care services. 
 
The Project is aligned with multiple ‘Guiding Principles’ by providing a housing choice 
that will allow people to live in Parker throughout their lives in addition to creating 
employment opportunities (Master Plan, p. 5.4). The addition of ‘primary’ jobs will 
benefit Parker where the majority of the job market is made up of ‘secondary’ jobs 
(Master Plan, p. 9.3). The Project will employ between 150 and 175 positions with 
various required education levels, etc. which will help reduce the migration of a highly 
educated workforce out of Parker. 

 
Staff Analysis: 
As detailed in Section IV. of this staff report, the property and surrounding areas are 
located within the Medical District within the E-470 Corridor Character Area of the 
Parker 2035 Master Plan. The intent of the E-470 Medical District focuses on state of 
the art medical care, preventative health care and wellness. Appropriate land uses 
include; hospitals, medical offices, health care clinics and facilities, rehabilitation 
centers and hotels. Retail uses are appropriate when they provide ancillary services in 
size, scale and purpose. 
 
The proposed use of assisted living and memory care is classified as a residential use 
and is not consistent with the Town’s Master Plan designation. The proposed use does 
not align with the goals and vison of the Master Plan as it is primarily residential and 
should be proposed for another location within Town. 
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In conclusion, the proposed use is not consistent with the Town’s Master Plan as it is 
proposing a residential use in a heavily used commercial corridor. 
 
Based on this analysis, staff believes that this criterion cannot be satisfied. 
 
 

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 First Submittal: 
Services were addressed as part of the original approval of the PD, and as set forth in 
Section 3 of the Plan. This includes applicable easements for water services, roadway 
easements and dedications for E-470 and South Parker Road (or State Highway 83), as 
well as payment for a portion for a signalized intersection at Cottonwood Drive and 
Parker Road. In addition, each planning area within the PD is required to provide a 
certain amount of landscaping and open space. As described earlier, any additional 
services required to serve the Property will be determined and finalized as part of the 
site plan review process with the Town. 

 
Staff Analysis: 
The property is located within Cottonwood and Sanitation District and infrastructure 
exists serving adjoining properties.   
 
Based on this analysis, staff has determined that this criterion can be met. 
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I. SUMMARY REFERRAL AGENCY COMMENTS AND CONDITIONS 
 

 Agency Zoning Comments 
Parker Engineering  No Comment 
Aztec Consultants Advisory Comments - Invoice 

Parker Building 
Advisory Comments - Building has no 
comment specific to the zoning 
request. 

Fire Life Safety  
Advisory Comments - Fire Life Safety 
as no issue specific to the zoning 
request 

Douglas County 
Assessor’s Office 

No Comment 

Douglas County 
Planning 

No Comment 

Douglas County 
School District 

No Comment 

Parker Police No Comment 

PSCO 

Advisory Comments - PSCO has no 
objection to the proposed rezone 
contingent upon the district’s ability to 
maintain all existing rights. 

CORE Approved 
CenturyLink No Comment 
Comcast No Comment 
Cottonwood Water 
and Sanitation 
District 

No Comment 

RTD No Comment 
South Metro Fire  No Comment 
Parker Recreation  No Comment 
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VIII. CONCLUSION 
The requested PD amendment is proposing to expand Planning Area 6b 
Commercial/Office/Research and Development District of the Crown Point Planned 
Development (PD) with the intent of changing the permitted use of the property to include 
assisted living and memory care facilities.  
 
Staff has reviewed the application to amend the Crown Point Planned Development as 
described herein and has determined that the proposed amendment does not satisfy the 
criteria contained in Section13.04.240(b)(7)f of the Parker Municipal Code, and 
specifically finds: 
 
- A need does not exist for the proposal 
- The particular parcel of ground is not the correct site for the proposed development. 
- There have not been significant changes in the area to warrant a zone change 
- The proposal is not consistent with the Town Master Plan, maps, goals, and policies. 

 
Based on the analysis contained in this staff report, staff recommends that the Planning 
Commission recommends Town Council deny the PD amendment request. 
 

IX. ATTACHMENTS 
1. Crown Point PD Guide 
2. Rezoning Map 

 
Report Approved By:  Bryce Matthews, Assistant Director-Planning  
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SURVEYOR'S CERTIFICATION:

I, JEFFREY A. MILLER, A LICENSED PROFESSIONAL SURVEYOR IN THE STATE OF COLORADO, DO HEREBY CERTIFY THAT THIS
ZONING MAP WAS PREPARED UNDER MY DIRECT SUPERVISION AND THAT TO THE BEST OF MY KNOWLEDGE, INFORMATION
AND BELIEF, IS IN ACCORDANCE WITH APPLICABLE STANDARDS OF PRACTICE AND IS NOT A GUARANTY OR WARRANTY,
EITHER EXPRESSED OR IMPLIED, THIS MAP ACCURATELY DELINEATES THE PARCEL OF LAND TO BE ZONED IN THE TOWN OF
PARKER, COLORADO.

JEFFREY A. MILLER
PROFESSIONAL L.S. NO. 38467
FOR AND ON BEHALF OF
ENGINEERING SERVICE COMPANY
Email: jeffm@engineeringserviceco.com

PLANNING COMMISSION CERTIFICATE

THIS DEVELOPMENT PLAN WAS REVIEWED AND RECOMMENDED FOR APPROVAL BY THE TOWN OF PARKER PLANNING
COMMISSION FOLLOWING A PUBLIC HEARING ON

______________________

___________________________________________________________
PLANNING DIRECTOR ON BEHALF OF THE PLANNING COMMISSION

TOWN COUNCIL CERTIFICATE:

THIS DEVELOPMENT PLAN WAS APPROVED BY THE TOWN COUNCIL OF THE TOWN OF PARKER ON THE ________ DAY OF
______________, 20___, FOR THE PROPERTY DESCRIBED AS THE CROWN POINT PLANNED DEVELOPMENT. THE ZONING
INFORMATION SHOWN HEREON WAS CONFIRMED WITH THE ADOPTION OF ORDINANCE NO. ____________.

______________________________________________
MAYOR, TOWN OF PARKER

______________________________________________
ATTEST: TOWN CLERK

CLERK AND RECORDER'S CERTIFICATE:

STATE OF COLORADO )
   ) SS

COUNTY OF DOUGLAS )

I HEREBY CERTIFY THAT THIS DEVELOPMENT PLAN WAS FILED IN MY OFFICE ON THIS _____ DAY OF ____________, 20__ A.D.,

AT _______ __.M. AND WAS RECORDED AT RECEPTION NO. ____________________

______________________________________________
COUNTY CLERK AND RECORDER C
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CROWN POINT PLANNED DEVELOPMENT - 4TH AMENDMENT
DEVELOPMENT PLAN

A PORTION OF LOT 2, BLOCK 1, CROWN POINT FILING 1, 11TH AMENDMENT,
SITUATED IN THE NW 1/4 OF SECTION 10, T.6S., R.66W. OF THE P.M.
TOWN OF PARKER, COUNTY OF DOUGLAS, STATE OF COLORADO

LEGAL DESCRIPTION OF EXISTING PROPERTY:

LOT 2, BLOCK 1,
CROWN POINT FILING 1, 11TH AMENDMENT,
COUNTY OF DOUGLAS, STATE OF COLORADO.

LEGAL DESCRIPTION OF PROPERTY TO BE REZONED AS PLANNING AREA 6B:

A PORTION OF LOT 2, BLOCK 1, CROWN POINT FILING 1, 11TH AMENDMENT, SITUATED IN THE NORTHWEST 1/4 OF SECTION
10, TOWNSHIP 6 SOUTH, RANGE 66 WEST OF THE 6TH PRINCIPAL MERIDIAN, TOWN OF CASTLE ROCK, COUNTY OF DOUGLAS,
STATE OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHEAST CORNER OF SAID LOT 2, SAID POINT BEING ON THE WEST LINE OF LOT 1 CROWN POINT F#1,
9TH AMENDMENT;

THENCE S05°31'11"W, COINCIDENT WITH THE WEST LINE OF SAID LOT 1, CROWN POINT F#1, 9TH AMENDMENT, A DISTANCE
OF 422.47 FEET TO A POINT OF NON-TANGENT CURVE, SAID POINT BEING ON THE NORTHERLY RIGHT-OF-WAY LINE OF
CROWN CREST BOULEVARD (96' WIDE PUBLIC RIGHT-OF-WAY);

THENCE COINCIDENT WITH SAID NORTHERLY RIGHT-OF-WAY LINE THE FOLLOWING TWO (2) COURSES:

1. THENCE ALONG THE ARC OF SAID CURVE TO THE RIGHT HAVING A CENTRAL ANGEL OF 14°22'55", A RADIUS OF 622.00
FEET, AN ARC LENGTH OF 156.13 FEET, HAVING A CHORD BEARING N77°07'03"W WITH A CHORD DISTANCE OF 155.72
FEET;

2. THENCE N69°55'35"W A DISTANCE OF 490.44 FEET;

THENCE N20°11'53"E A DISTANCE OF 241.23 FEET;

THENCE N31°26'10"E A DISTANCE OF 191.22 FEET TO THE SOUTH LINE OF LOT 1, BLOCK 1, CROWN POINT FILING 1, 11TH
AMENDMENT;

THENCE COINCIDENT WITH SAID SOUTH LINE THE FOLLOWING THREE (3) COURSES:

1. THENCE SOUTH 54°17'31"E A DISTANCE OF 69.31 FEET;

2. THENCE SOUTH 69°55'31"E A DISTANCE OF 338.72 FEET TO A POINT OF TANGENT CURVE;

3. THENCE ALONG SAID CURVE TO THE LEFT HAVING A CENTRAL ANGEL OF 14°32'52", A RADIUS OF 190.00 FEET, AN ARC
LENGTH OF 48.24 FEET, A CHORD BEARING S77°11'57"E WITH A CHORD DISTANCE OF 48.11 FEET;

4. THENCE S84°28'23"E A DISTANCE OF 48.96 FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 242,005 SQUARE FEET OR 5.55567 ACRES MORE OR LESS;

BEARINGS ARE BASED ON THE EAST LINE OF LOT 2, BLOCK 1, CROWN POINT FILING 1, 11TH AMENDMENT HAVING A
MEASURED BEARING OF S05°31'11"W AND BEING BOUNDED BY A FOUND 1" BRASS CAP STAMPED "BOUNDARY BOYS" "PLS
32430" SET FLUSH IN ASPHALT ON THE NORTH END AND BY A FOUND NAIL AND 1" BRASS TAG STAMPED "ESC" "LS 38421" SET
FLUSH IN ASPHALT ON THE SOUTH END.

OWNER OF PROPERTY TO BE REZONED:

LTF REAL ESTATE COMPANY, INC.
P (877)-241-8265

BY: ______________________________________ ________________________________________________________
SIGNATURE PRINTED NAME AND TITLE

NOTARY:

STATE OF ________________ )
   ) SS

COUNTY OF ______________ )

THE FOREGOING WAS ACKNOWLEDGED BEFORE ME THIS ________ DAY OF ___________________, 20____,

BY _____________________________

WITNESS MY HAND AND OFFICIAL SEAL:

__________________________________________
NOTARY PUBLIC

MY COMMISSION EXPIRES: __________________

SHEET INDEX:

SHEET 1 - COVER SHEET
SHEET 2 - OVERALL CROWN POINT PLANNED DEVELOPMENT
SHEET 3 - PLANNING AREA 2B & 6B DETAIL (REVISION AREA)
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Planning Commission Staff Report 

 

 

Planning Commission Date:  11/9/2023 

 

Town Council Date:   11/20/2023 

 

Hearing Type:   Public Hearing    

Pope Property – Zoning 

TRAKiT No: Z22-032 and Z22-037 

 

Location: The site is located south of the intersection of Twenty 

Mile and Dransfeldt Road. 

 

Project Planner:   Stacey Nerger, Senior Planner 

 

Applicant:     David Brehm, Plan West 

 

Executive Summary: The applicant is proposing to zone an approximate 38-

acre property to three zone districts: Open Space (9.2 

acres), Agriculture (11.791 acres) and Greater 

Downtown Market Center (17.484 acres).  In addition, 

rezoning of a small portion of property to Open Space 

and Agricultural from the Greater Downtown District 

Market Center. These proposed zonings are in 

conjunction with a proposed annexation.  

 

Staff Recommendation:  Approval 

 

RECOMMENDED MOTION  

“I move the Planning Commission recommend Town Council approve the Pope Property 

Zoning of approximately 9.2 acres to Open Space.” 

 

“I move the Planning Commission recommend Town Council approve the Pope Property 

Zoning of approximately 11.791 acres to Agricultural.” 

 

“I move the Planning Commission recommend Town Council approve the Pope Property 

Zoning of approximately 17.484 acres to Greater Downtown District Market Center.” 

 

ALTERNATIVE MOTIONS  

Approval with Conditions 

“I move the Planning Commission recommend Town Council approve the Pope Property zoning 

request of approximately 9.2 acres to Open Space, subject to the following conditions:” 

-List proposed conditions 
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“I move the Planning Commission recommend Town Council approve the Pope Property zoning 

request of approximately 11.791 acres to Agricultural, subject to the following conditions:” 

-List proposed conditions 

 

“I move the Planning Commission recommend Town Council approve the Pope Property zoning 

request of approximately 17.484 acres to Greater Downtown District Market Center, subject to 

the following conditions:” 

-List proposed conditions 

 

Denial 

“I move the Planning Commission recommend Town Council deny the Pope Property zoning of 

approximately 9.2 acres to Open Space 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 recommend Town Council deny the Pope Property zoning of 

approximately 11.791 acres to Agricultural 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 recommend Town Council deny the Pope Property zoning of 

approximately 17.484 acres to Greater Downtown District Market Center as the request does not 

meet the following approval criteria:” 

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

 

Continue 

“I move the Planning Commission vote to continue the Pope Property zoning of approximately 9.2 

acres to Open Space to a future date.” 

 

“I move the Planning Commission vote to continue the Pope Property zoning of approximately 

11.791 acres to Agricultural to a future date.” 

 

“I move the Planning Commission vote to continue the Pope Property zoning of approximately 

17.484 acres to Greater Downtown District Market Center to a future date.” 

 

I. BACKGROUND/DISCUSSION 

 

The subject property, known as the Pope property, is an enclave parcel located in unincorporated 

Douglas County that is contiguous to the Town. The property is approximately 38 acres in total 

and is currently used as Flat Acres Farm, an "agritainment" and commercial recreation business. 

 

The subject property fronts Twenty Mile Road and is bordered to the north by commercial uses at 

the Parker Valley Center (Target); to the south and west by Cherry Creek open space and future 

Salisbury Park North; and to the east by commercial uses at FlatAcres Marketplace (Kohls). The 

property and adjacent areas in the Cherry Creek open space contain environmentally sensitive land 

including a 100-year floodplain and habitat for the Preble's Meadow Jumping Mouse, which is 

protected by the U.S. Endangered Species Act. 
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The Town surrounds the subject property and has identified it as a candidate for future annexation 

within its Municipal Planning Area (urban growth boundary). This is an existing land use policy 

recommendation supported by the annual Three-Mile Area Plan and the Parker 2035 Master Plan. 

 

The applicant is proposing to divide the 38-acre property into three (3) zone districts.  

• Open Space zoning – 9.2 acres on the western section of the property along Cherry 

Creek (blue in the graphic below); 

• Agricultural – 11.791 acres in the central section of the property and will allow the 

applicant to continue those "agritainment" uses currently in operation (yellow in 

the graphic below); and 

• Greater Downtown District Market Center - 17.484 acres consisting of an 

additional central portion of the property and the remaining section to the east of 

the future Dransfeldt Road extension (red in the graphic below). 

 

 
 

The Parker 2035 Master Plan identifies the property as Central Commercial, Medium Density 

Residential and 100-year floodplain and recommends commercial and open space uses. Further, 

the Transportation Master Plan recommends the Dransfeldt Road extension through the subject 

property to expand the transportation system for greater vehicular, bicycle and pedestrian mobility 

across Cherry Creek. 
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The Annexation Petition was submitted in accordance with the Colorado Municipal Annexation 

act of 1965, Title 31, Article 12, Part 1, C.R.S., for annexation of the subject land into the Town 

as described in the Petition.   

  

The Town has identified the Pope Property as a candidate for future annexation through the annual 

Three-Mile Plan and the Parker 2035 Master Plan. Therefore, the proposed annexation is consistent 

with the Town's land use policy as expressed in both plans. Further, the subject property is eligible 

for annexation because it is located within the Town's Planning Area (urban growth boundary) and 

satisfies the contiguity requirements of the Act, C.R.S. § 31-12-104(a).  A need exists for zoning 

of the subject property because the Town of Parker Home Rule Charter and Section 13.04.250 of 

the Parker Municipal Code require that zoning occurs concurrently with annexation requests.  

 

Two small properties associated with this rezoning are already in the Town. These parcels are 

currently zoned Greater Downtown District Market Center. One of the properties will be rezoned 

to Open Space (0.028 acres) and the other to Agricultural (0.132 acres). 

 

The annexation and zoning fulfill the Town of Parker goal of actively pursuing annexations to 

allow for continuity of services within the Parker 2035 Master Plan’s Planning Area. 

 

Vicinity Map 
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II. PRIOR ACTIONS 

N/A 

 

III. CURRENT SITE DATA  

 

Existing Zoning Douglas County A - Agricultural One 

 GD - Greater Downtown District 

Overlay District N/A 

PD & Plan Area N/A 

Master Plan Area Central Commercial - Medium Density Residential 

Site Acreage 38 acres 

Subdivision N/A 

Existing Use  
The property is currently used as Flat Acres Farm, an "agritainment" and 

commercial recreation business. 

Surrounding Uses 

 Master Plan Land Use  Zoning Existing Use 

North  Central Commercial 
GD - Greater Downtown 

District Market Center 

Parker Valley Center 

(Target, Walmart, Home 

Depot) 

South Medium Density Residential  Public Facilities District Salsbury Park North 

East Central Commercial  
GD - Greater Downtown 

District Market Center 

Flat Acres Marketplace 

(Kohls) 

West Medium Density Residential  Public Facilities District Cherry Creek Open Space 

 

IV. PARKER 2035 MASTER PLAN 

Parker 2035 Master Plan | Town of Parker - Official Website 

 

MASTER PLAN CONSISTENCY 

Master Plan Designation 
Central Commercial and Medium Density Residential 

☒ Consistent ☐ Inconsistent 

Master Plan Character Discussion 

Central Commercial District: This is the commercial 

core of the Town. Growth should focus on core retail, 

services, offices, lodging, restaurants, entertainment, 

and to a lesser extent, higher density residential uses. 

Vertical mixed use is highly encouraged where 

appropriate. 

 

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.  

Consistent Goals/Strategies 
Land Use 1.A 

Land Use 1.B 

Land Use 1.C 

http://www.parkeronline.org/542/Parker-2035-Master-Plan
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-
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Land Use 1.D 

Land Use 1.E 

Land Use 1.H 

Jobs and Economic Vitality 2.B 

Jobs and Economic Vitality 2.E 

Transportation 2 

Natural Resource Protection 1.C 

Staff Analysis  

The project proposes to rezone the property from 

agriculture within Unincorporated Douglas County into 

three zone districts. In addition, there are two small 

properties associated with this rezoning that are already 

in the Town. These parcels are currently zoned Greater 

Downtown District Market Center. 

 

The western part of the property within the Cherry 

Creek floodway is proposed to be zoned Open Space.  

This section of the property is located within the Cherry 

Creek Floodway and Riparian Habitat.  This property 

will be dedicated to the Town of Parker. 

 

The central portion of the property will be zoned 

Agriculture and will allow the applicant to continue to 

operate their business on site.   

 

The Town of Parker is proposing to bisect the property 

with the construction of Dransfeldt Road that will 

connect across Cherry Creek to Motsenbocker Road.  

The construction of the road will require changes to the 

Cherry Creek floodplain which will benefit the property 

owner in removing a substantial portion of the property 

from the floodplain.  All areas of the property that will 

be removed from the floodplain will be zoned Greater 

Downtown District Market Center.  This zoning will 

allow for additional commercial area. 

 

Areas recommended for Medium Density Residential 

are overlaid by the 100-year floodplain. The Open 

Space, Trails and Greenways Master Plan recommends 

that floodplains and Preble’s Jumping Mouse habitat be 

preserved as open space. 

 

The annexation and zoning fulfill the Town of Parker 

goal of actively pursuing annexations to allow for 

continuity of services within the Parker 2035 Master 

Plan’s Planning 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://parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://parkeronline.org/DocumentCenter/View/10520/Chapter-9-?bidId=
http://parkeronline.org/DocumentCenter/View/21760/Chapter-10-?bidId=
http://parkeronline.org/DocumentCenter/View/10523/Chapter-12-?bidId=
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Based on this analysis, staff has determined that the 

request is consistent with the Parker 2035 Master Plan. 

 

V. OTHER MASTER PLANNING DOCUMENTS 

 

OTHER PLANNING DOCUMENTS CONSISTENCY 

Other Planning Documents  
Open Space, Trails and Greenways Master Plan  
Choose an item. 

Policies/Guidelines/Strategies 
Meets the vision and goals of the Plan   
Choose an item. 

Consistency Review  ☒ Consistent ☐ Inconsistent ☐ N/A 

Staff Analysis  

The Open Space, Trails and Greenways Master Plan 

recommends the preservation of open space and trail 

corridors for future generations.   In particular the Plan 

recommends the preservation of floodplains, floodways 

and Preble’s Jumping Mouse Habitat.  The proposed 

Open Space is adjacent to Town owned open space to 

the west and south to enhance and expand areas already 

preserved by the Town. The subject property will 

dedicate a portion of the Cherry Creek Floodway and 

Riparian Corridor to the Town of Parker and zone this 

property Open Space. The property to be zoned open 

space meets many of the criteria for open space set forth 

in the Plan. 

 

OTHER PLANNING DOCUMENTS CONSISTENCY 

Other Planning Documents  
Transportation Master Plan  
Choose an item. 

Policies/Guidelines/Strategies 
Meets the six Transportation Master Plan policies  
Choose an item. 

Consistency Review  ☒ Consistent ☐ Inconsistent ☐ N/A 

Staff Analysis  

 The Dransfeldt Road extension is identified within the 

Transportation Master Plan.   The Annexation of this 

property into the Town will grant the right of way and 

easements necessary to build this extension.  As the road 

is constructed, a substantial portion of the subject property 

will be removed from the floodplain which will allow for 

commercial development. The Annexation and zoning of 

this property will allow for this key infrastructure to be 

constructed.  
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VI. LAND DEVELOPMENT ORDINANCE 

 

DEVELOPMENT POTENTIAL (Rezoning) 

Provisions 
As recommended by 

the Master Plan  
Proposed  Analysis 

Units Per Acre 

Within the Medium 

Density Residential 

designation 3.5 units 

per acre. Because this 

portion of the area is 

floodplain and 

Preble’s Jumping 

Mouse habitat, the 

Open Space Trails 

and Greenways 

Master Plan 

recommends the area 

be preserved as open 

space. 

 

Residential uses are 

not supported in the 

Central Commercial 

Character Area. 

None 

☒ Consistent 

☐ Inconsistent 

☐ No Change  

☐ N/A 

Allowed Uses  

Medium Density: 

Residential housing, 

agricultural uses and 

open space for areas 

within the floodplain 

and Preble’s Jumping 

Mouse habitat. 

 

Central Commercial: 

convenient retail, 

personal/business 

services, generally 

anchored by a grocery 

store. Other 

compatible uses such 

as small offices, 

recreational uses and 

restaurants are also 

permitted and higher 

density residential 

uses 

A mix of commercial uses 

are proposed. 

☒ Consistent  

☐ Inconsistent 

☐ No Change  
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Height/Stories  

N/A. The Master Plan 

does not speak to 

height.  

 

Four (4) stories or sixty (60) 

feet  

 

☐ Consistent 

☐ Inconsistent 

☒ N/A 

Staff Analysis 

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

with the Parker 2035 Master Plan for the allowed uses and the requested 

height maximum for buildings. 

 

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

consistent with The Parker 2035 Master Plan. 

 

VII. ACCESS, CIRCULATION & TRAFFIC ANALYSIS 

 

Vehicular access for the proposed development will be provided via the Dransfeldt Road 

extension and bridge that the Town will construct across the property.  The Dransfeldt 

Road extension will connect to the existing Dransfeldt Road at Twenty Mile, south through 

the subject property, over Cherry Creek and connect to Motsenbocker Road.   

 

At the time of development, the applicant will be required to construct any permitted access 

points and improvements necessary to support the development.   

 

VIII. APPROVAL CRITERIA REZONING 

Title 13.04.240.f. Approval Considerations for Rezoning Requests:  

 

1. A need exists for the proposal. 

 

Applicant’s Response 

Zoning the Pope Family Property to Market Center has been part of the Town’s master 

plan to provide additional retail and commercial as an expansion of the existing Market 

Center zoning to the east.  Adding a new Modified Agricultural (Agritainment) zone 

district supports the Town’s goal for diversity of uses to provide family-oriented 

attractions and entertainment. 

 

Staff Analysis 

A need exists for the annexation and zoning of the subject property because 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 and, the project will:  

1. Provide adequate opportunities for expansion of the Town’s economic and tax base.  

2. Support infill development that is consistent with existing commercial development 

surrounding the subject property. 

3. Allow the Town to consolidate services and recognize efficiencies of scale and 

delivery of services; and  

4. Promote orderly growth, continuity of development and certainty of development 

within the subject property and surrounding areas within the Town and the Town Urban 

Growth Area. 

5. Preserve environmentally sensitive lands along the Cherry Creek corridor. 
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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. 

 

Applicant’s Response 

The Dransfeldt Road alignment defines the areas to be zoned.  The proposed floodplain 

defines the allowable uses. 

 

Staff Analysis 

The property is within unincorporated Douglas County. The subject property is 

completely surrounded by the Town and is described in the Parker 2035 General Land 

Use Plan as being located within the Town’s “Planning Area Boundary.”  Specifically, 

the subject property is located within the Central Commercial and Medium Density 

Residential Character Areas as designated by the Parker 2035 General Land Use Plan. 

The area surrounding the subject site currently provides commercial services to the 

Town of Parker and surrounding residents. 

 

In addition, with the construction of the Dransfeldt Road extension across Cherry 

Creek, a portion of the property will be removed from the floodplain, creating the 

developable land that is adjacent to property zoned Greater Downtown District Market 

Center. The site also includes environmentally sensitive areas to be preserved through 

the Open Space zoning. 

 

The subject property has been identified as property to be annexed, zoned and 

developed in the Town for commercial uses; therefore, the subject property is 

appropriate for commercial development.   

  

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

 

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

 

Staff Analysis 

The purpose of this application is not to correct an error in the original zoning; 

therefore, this factor is not applicable. 

 

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

 

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

 

Applicant’s Response 

The new Dransfeldt Road will be a significant change to the area that justifies 

modifying the floodplain and will facilitate the opportunity for commercial, retail and 

an alternative entertainment venue in the Town.   
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Staff Analysis 

The Parker 2035 Master Plan directs future zonings of unincorporated lands within the 

Planning Area and requests for rezonings of existing properties already annexed in the 

Town. The Denver Metropolitan area is home to 2.8 million people today and another 

million people are expected in the metro area by 2035. Parker and the surrounding areas 

will continue to receive a share of this growth over the next 20 years. In addition, there 

has been significant residential growth to the south and in Douglas County.  These 

neighborhoods will need commercial services.  In addition, with the construction of the 

Dransfeldt Road extension, a significant portion of this property will be removed from 

the floodplain.  This allows this portion of the property to be developed in a similar 

way to the surrounding commercial development.   

 

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 

 

Applicant’s Response 

The new Dransfeldt Road and other improvements will provide adequate access and 

safe circulation to the proposed planning areas. 

 

Staff Analysis 

The extension of Dransfeldt Road will not only provide access to the subject property, 

but will provide additional access to the entire regional shopping area. At the time of 

development, the applicant will be required to construct all traffic improvements 

necessary for the development to ensure adequate circulation.  

 

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’s Response 

Municipal services are available and adequate to support the development allowed with 

the rezoning. 

 

Staff Analysis 

Any construction on the subject properties will be considered private and will be 

privately maintained. As evidenced by the inclusion of the subject property in the 

Town’s Planning Area, the Town is prepared to meet the additional municipal service 

costs associated with the subject property. 

 

Based on this analysis, staff has determined that this criterion has been met. 
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7. There are minimal environmental impacts or impacts can be mitigated. 

 

Applicant’s Response 

Almost 30% of the Pope Family Property is proposed to be dedicated as open space to 

the Town to protect the Cherry Creek natural environment and wildlife habitat. 

 

Staff Analysis 

The subject property currently consists of Cherry Creek Floodway and Riparian Area.  

Through the proposed Zoning the portion of the property within the floodway and 

Riparian Area, approximately 9.2 acres, will be dedicated to the Town of Parker for 

ownership, maintenance and conservation.  The subject property is surrounded by 

urbanized areas and will be required to meet all Town environmental standards as set 

forth in the Land Development Ordinance, such review will occur during the 

subdivision and Site Plan processes. As a part of this review, site improvements will 

be required to be designed to ensure that any environmental impacts are mitigated.   

 

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’s Response 

The proposed land uses meet and exceed the Town’s Master Plan.  See the above for 

examples on how the Master Plan’s Guiding Principles are met.   

 

Staff Analysis 

As detailed in Section IV of this staff report, the proposed zoning to allow for the 

expansion of the Greater Downtown District Market Center, new Agricultural zoning 

area and the new Open Space zoning to preserve the environmentally sensitive portion 

of the property are consistent with the Parker 2035 Master Plan. 

 

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’s Response 

All services are available to serve the retail and commercial uses allowed with the 

rezoning. 

 

Staff Analysis 

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

exists serving adjoining properties.   

 

Based on this analysis, staff has determined that this criterion has been met. 
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I. SUMMARY REFERRAL AGENCY COMMENTS AND CONDITIONS 

 

 Agency Zoning Comments 

Parker Engineering  No Comment 

Aztec Consultants No Comment 

Parker Building 
Approved. Building has no comments for this zoning 

application. 

Fire Life Safety  Approved.  

Douglas County 

Assessor’s Office 
No Comment 

Douglas County 

Planning 
No Comment 

Douglas County 

School District 

It is our understanding that the proposed zoning districts 

are non-residential zoning districts that are intended to 

facilitate retail, commercial, agriculturally based 

entertainment, and open space uses.  

Considering this, Douglas County School District has no 

comments on the proposal at this time as the 

development is not anticipated to generate students. 

Parker Police No Comment 

PSCO 

PSCO has no objection to the proposed rezone 

contingent upon the district’s ability to maintain all 

existing rights. 

CORE 

Approved. The applicant will be required to convert the 

existing overhead electric facilities to underground per 

the Town of Parker regulations. The cost will be at the 

burden of the applicant. 

CenturyLink No Comment 

Comcast No Comment 

Parker Water and 

Sanitation District 

Approved.  Please note we will not allow any PWSD 

utilities to be installed on the property until this project 

is fully included into PWSD and water rights have been 

deeded to us. PWSD will also need an agreement in 

place for the agriculture zoned area before we agree to 

any utility construction for the whole property. 

Town of Parker 

Comprehensive 

Planning 

The property is described in the Parker 2035 Master Plan 

as floodplain adjacent to the Central Commercial 

Character Area. The Central Commercial area 

recommends retail, commercial services, lodging and 

entertainment. The proposed Agricultural zoning, once 

amended for agritainment uses, would align with the 

Parker 2035 Master Plan. 

Town of Parker 

Economic 

Development 

No Comment 
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IX. CONCLUSION 

 

Staff has reviewed the proposing establish three zonings for the 38-acre property located 

south of the intersection of Twenty Mile Road and Dransfeldt Road. The proposal is to 

establish the following: 

• Open Space zoning – 9.2 acres on the western section of the property along Cherry 

Creek; 

• Agricultural – 11.791 acres in the central section of the property and will allow the 

applicant to continue those "agritainment" uses currently in operation; and  

• Greater Downtown District Market Center - 17.484 acres consisting of an 

additional central portion of the property and the remaining section to the east of 

the future Dransfeldt Road extension. 

• Two small properties associated with this rezoning are already in the Town. These 

parcels are currently zoned Greater Downtown District Market Center. One of the 

properties will be rezoned to Open Space (0.028 acres) and the other to Agricultural 

(0.132 acres). 

 

Staff has reviewed the above proposed rezonings and believes that the proposed zoning is 

consistent with the Parker 2035 Master Plan and the Land Development Ordinance. 

 

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

Commission recommends Town Council approve the zoning requests. 

 

X. ATTACHMENTS 

1. Pope Property Zoning Map 

2. FlatAcres Rezoning Map – Open Space 

3. FlatAcres Rezoning Map - Agriculture 

 

Report Approved By:  Bryce Matthews, Assistant Director, Planning  
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PLANNING COMMISSION 2024 

MEETING SCHEDULE 
2nd and 4th Thursdays 

 
 

January 11 January 25 
February 8 February 22 
March 14 March 28 
April 11 April 25 
May 9 May 23 
June 13 June 27 
July 11 July 25 

August 8 August 22 
September 12 September 26 

October 10 October 24 
November 14  
December 12  
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