
 
 

 
 

PLANNING COMMISSION MEETING 

7:00 PM 
 

February 12, 2026 
 

 
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 - 1.22.26 
      
6. CONSENT AGENDA 
    
7. PUBLIC HEARINGS 
    

  

A. Harding Heights Filing No. 1, Lot 2 - Take 5 Oil Change - Use by 
Special Review 
  Applicant: Claycon Oil West, LLC 
  Location: Southwest of the intersection of Parker Road and 

Longs Way 
  Department: Community Development, Elizabeth Steward 
  TRAKiT No.: Z25-012 

      



8. PLANNING COMMISSION ITEMS 
    
9. STAFF ITEMS 
    
10. ADJOURNMENT 
    
 
 



PLANNING COMMISSION MINUTES 
January 22, 2026 

Planning Commission Chairperson 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 Jane Lane, Jenny Wahlrabe, Ruth Ann Nelson, 
Lisa Ruiz, Eliana Burke and Bret Tueller. 

ADDITIONS TO OR DELETIONS FROM THE AGENDA 
None. 

APPROVAL OF MINUTES 
Commissioner Ruth Ann Nelson moved to approve December 11, 2025, meeting minutes. 
Commissioner Eliana Burke seconded; a vote was taken and passed unanimously. 

PUBLIC HEARING – COMPARK VILLAGE AMENDMENT NO. 8 PD AMENDMENT 
– ZONING

Commissioner Ruth Ann Nelson moved that the Planning Commission vote to continue the 
Compark Village Amendment No. 8 PD Amendment – Zoning  to a date uncertain.   

The applicant has requested a continuance to the hearing to allow time to make additional edits 
to the Planned Development Guide. 

Commissioner Elaina Burke seconded the motion; a vote was taken and passed unanimously. 

PLANNING COMMISSION ITEMS 
None. 

STAFF ITEMS 
None. 

ADJOURNMENT 
Commissioner  Ruth Ann Nelson moved that the meeting be adjourned. Commissioner Jane 
Lane seconded the motion; a vote was taken and passed unanimously. The meeting was 
adjourned. 
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___________________________ ___________________________ 

Jennifer Malley  Gary Poole 
Recording Secretary        
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Planning Commission Staff Report 

 

 

Planning Commission Date:  2/12/2026 

 

Town Council Date:   2/17/2026 

 

Hearing Type:   Public Hearing    

Take 5 Oil Change Use By Special Review 

TRAKiT No.: Z25-012 

 

Location:    West side of Parker Road 

South of Longs Way 

 

Project Planner: Elizabeth Steward, Associate Planner - Development 

Review 

 

Applicant:    Jim Gamble, Claycon Oil West, LLC 

 

Executive Summary: The applicant, Take 5, is requesting a Use by Special 

Review to allow for a 1,775 Sq. Ft. drive up only oil 

change building and use.  

 

Staff Recommendation:  Denial 

 

RECOMMENDED MOTION  

“I move the Planning Commission recommend Town Council deny the Take 5 Oil Change Use by 

Special Review as the request does not meet the following approval criteria: 

 

-The proposed use will be in harmony and compatible with the character of the surrounding areas 

and neighborhoods. 

- The proposed use is consistent with the Town Master Plan. 

- Adequate pedestrian, bicycle, and vehicular access and circulation routes exist to serve the 

proposed development, and traffic movement in the surrounding area would not cause undue 

multi-modal traffic impacts by development or demonstrates the mitigation of circulation impacts 

to the maximum extent practicable.” 

 

ALTERNATIVE MOTIONS  

“I move the Planning Commission recommend Town Council approve the Take 5 Oil Change Use 

By Special Review, subject to the following conditions: 

1. The Use by Special Review materials submitted to the Community Development 

Department on August 25, 2025 shall be the approved Use by Special Review materials.” 

 

“I move the Planning Commission recommend Town Council approve the Take 5 Oil Change Use 

by Special Review.” 



2 

 

G:\planning\Redlines\Planning Commission\2026\2.12.26\PC Staff Report - Z25-012 Draft 

2.docx 

 

“I move the Planning Commission vote to continue the Take 5 Oil Change Use by Special Review 

to a future date.” 

 

 

BACKGROUND/DISCUSSION 

The applicant, ClayCon Development, is requesting a Use by Special Review to allow for a Take 

5 Oil Change, which is a drive-up only oil change facility where customers do not exit their 

automobiles.  This type of use is Automotive Repair, Minor as defined in the Land Development 

Ordinance (13.02.020). The property is zoned Mixed-Use Community (MC) in which Automotive 

Repair, Minor is only allowed through Use by Special Review (13.05.020). The Site is located 

Southwest of the intersection of Longs Way and Parker Road. The Site Plan for the proposed 

building is currently under administrative review and can be found under project number SP25-

113 in eTRAKiT.  

 

The lot was created as a part of the Harding Heights Subdivision Minor Development Plat applied 

for on 10/30/2020 and approved on February 5, 2024. The lot is currently vacant, with private 

access drive improvements constructed.  

 

Vicinity Map 
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I. PRIOR ACTIONS 

 

Date Action 

May 5, 1981 
The property on the west side of Parker Road south of Longs Way was annexed 

into the Town of Parker as part of the original incorporation of the Town. 

May 5, 1981 
The Property was zoned with original incorporation into the Town of Parker as 

Business & Commercial District 

September 16, 

1991 

The Property was rezoned as part of the McClintock II PD request to Modified 

Commercial 

February 5, 

2024 

The McClintock II PD Modified Commercial Zoning was repealed and rezoned 

to Mixed-Use Community (MC). The purpose of this rezoning was to clean up 

the zoning in what is now the Harding Heights development, as the properties 

had three zone districts. 

 

II. CURRENT SITE DATA  

 

Existing  Zoning Mixed-Use Community 

Overlay District N/A 

PD & Plan Area N/A 

Master Plan Area Central Commercial 

Site Acreage 1.375 

Subdivision Harding Heights 

Existing Use  Vacant 

Surrounding Uses 

 Master Plan Land Use  Zoning Existing Use 

North  Central Commercial  Mixed-Use Community 

Existing Commercial  

(QuikTrip Gas and 

Convenience Store) 

South Central Commercial  Mixed-Use Community 
Existing Commercial (39 

North Gift Shop) 

East Mainstreet Master Plan Area  Mixed-Use Community 

Parker Road and Existing 

Commercial (Preschool, 

Animal Clinic, and Used 

Car Dealership) 

West Central Commercial  Mixed-Use Community 
Vacant Commercial 

Property 

 

III. PARKER 2035 MASTER PLAN 

Parker 2035 Master Plan | Town of Parker - Official Website 

 

MASTER PLAN CONSISTENCY 

Master Plan Designation 
Central Commercial 

☐ Consistent ☒ Inconsistent 

Master Plan Character Discussion 

The Central Commercial District encompasses the 

commercial core of the Town. Due to its central 

location, with access to Parker Road, Dransfeldt Road 

http://www.parkeronline.org/542/Parker-2035-Master-Plan
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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.  

Inconsistent Goals/Strategies 

Land Use 1.A 

Land Use 1.B 

Land Use 1.C 

Land Use 1.D 

Land Use 1.E 

Land Use 1.F 

Land Use 1.H 

Transportation 2.D 

Jobs and Economic Vitality 2 

Jobs and Economic Vitality 2.C 

Jobs and Economic Vitality 2.D 

Jobs and Economic Vitality 4.A 

Jobs and Economic Vitality 6 

 

Staff Analysis  

The Property is located within the Central Commercial 

Character Area of the Town’s Master Plan. The use is 

proposed through the Use by Special Review 

application, and the potential building design is 

currently under review through the Site Plan Review 

process. 

 

Chapter 6 of the Master Plan under Land Use 

encourages a balance of land uses that support a high 

quality of life and a sense of community, ensuring 

growth occurs in a pace that allows the Town to provide 

quality services, ensure adequate opportunities for 

future expansion of the economic base, transitions 

between uses and development that is compatible with 

and supports a variety of transportation choices. The 

proposed drive through oil change facility does not 

contribute to the overall sense of community or high 

quality development for this area of Parker Road.  In 

addition, the proposed use is very specific, limiting the 

future reuse or expansion of the Town’s economic base. 

 

Transportation Goal 2.D states that transportation for 

pedestrian, bicycles, and automobiles is adequately 

provided throughout Town; while sidewalk connections 

are provided, the use requested, a drive thru only 

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-
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://parkeronline.org/DocumentCenter/View/24577/C10-Transportation-11A22ABCD
https://parkeronline.org/DocumentCenter/View/24577/C10-Transportation-11A22ABCD
https://parkeronline.org/DocumentCenter/View/24574/C9-Jobs-and-Economic-Vitality-1-2-2A-B-C
https://parkeronline.org/DocumentCenter/View/24574/C9-Jobs-and-Economic-Vitality-1-2-2A-B-C
https://parkeronline.org/DocumentCenter/View/24574/C9-Jobs-and-Economic-Vitality-1-2-2A-B-C
https://parkeronline.org/DocumentCenter/View/24574/C9-Jobs-and-Economic-Vitality-1-2-2A-B-C
https://parkeronline.org/DocumentCenter/View/24575/C9-Jobs-and-Economic-Vitality-2DE3A44A5-5AB66ABC
https://parkeronline.org/DocumentCenter/View/24575/C9-Jobs-and-Economic-Vitality-2DE3A44A5-5AB66ABC
https://parkeronline.org/DocumentCenter/View/24575/C9-Jobs-and-Economic-Vitality-2DE3A44A5-5AB66ABC
https://parkeronline.org/DocumentCenter/View/24575/C9-Jobs-and-Economic-Vitality-2DE3A44A5-5AB66ABC
https://parkeronline.org/DocumentCenter/View/24575/C9-Jobs-and-Economic-Vitality-2DE3A44A5-5AB66ABC
https://parkeronline.org/DocumentCenter/View/24575/C9-Jobs-and-Economic-Vitality-2DE3A44A5-5AB66ABC
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automotive repair facility does not contribute to the use 

of the sidewalks, making this goal inconsistent.  

 

Jobs and Economic Vitality Goals under Chapter 9 of 

the Master Plan include encouraging diverse services, 

emphasis on small and local businesses, contribution to 

Parker’s sales tax base, encouraging a pedestrian 

environment, and sustain redevelopment and 

revitalization efforts. This project is inconsistent with 

these goals as an additional auto service in an area not 

designated to be auto services, with one already existing 

nearby does not contribute to diverse services. 

Furthermore, the proposal does not provide an 

opportunity for a pedestrian environment, a significant 

contribution to Parker’s Sales Tax base, or a small or 

local business. For Redevelopment Efforts, the rezoning 

and Minor Development Plat of the Harding heights 

subdivision was intended to allow redevelopment of an 

area in closer proximity to Mainstreet and the Parker 

Park-n-Ride and transit opportunities while centering 

auto oriented uses away from the Parker Road Corridor. 

Allowing the proposed use does not further the work 

completed to revitalize the Parker Road Corridor 

through the Harding heights Subdivision.  

 

When the zoning for this property was originally 

approved, staff found that the zoning aligned with the 

Master Plan by supporting commercial development 

consistent with the Central Commercial vision. It was 

intended for this area to provide commercial uses which 

focus on retail, services, lodging, restaurants, and 

entertainment, by creating vehicular and pedestrian 

access to underutilized commercial properties in the 

Central Commercial planning area and creating lots laid 

out to support commercial development.  While the 

proposed use is a commercial service, the auto-oriented 

nature of it, designated to be located off of Parker Road, 

is not consistent with the vision of Central Commercial 

or the original rezoning. 

 

The applicant is proposing a drive up only oil change 

facility, the business model has no pedestrian access and 

customers do not leave their automobile. While 

Automotive Repair-Minor is categorized as a service 

use, staff finds that the proposal does not meaningfully 

contribute to the mix of commercial uses envisioned for 

the Central Commercial Character Area. The proposal 
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is for a second auto-oriented use in an area where such 

uses are only allowed as a Use by Special Review, 

reflecting the Master Plan’s guidance described in the 

Central Commercial Character Area. The proposal also 

does not support a variety of uses, and it does not further 

the Master Plan’s emphasis on a cohesive commercial 

core with strong pedestrian and vehicular connectivity 

between uses, as the proposed use does not allow for a 

pedestrian to utilize their services or any nearby 

businesses or amenities. 

 

Furthermore, the proposal does not align with the 

broader intent of the Central Commercial Character 

Area to support higher-intensity commercial activity 

and mixed-use development along Parker Road. The 

proposed use is limited in scale, function, and duration 

of customer activity, with services occurring entirely 

within vehicles and no opportunity for on-site 

pedestrian engagement or cross-use with adjacent 

businesses. As a result, the development does not 

generate the level of activity, interaction, or site 

flexibility envisioned for this corridor, nor does it 

support the creation of a concentrated commercial focal 

point along Parker Road. Instead, the use functions as 

an isolated, auto-oriented service that does not 

contribute to the cumulative intensity or mixed-use 

character anticipated for the area. 

 

Based on this analysis, staff has determined that the 

request is not consistent with the Parker 2035 Master 

Plan. 

 

IV. 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 an element of the Parker 

2035 Master Plan 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, align land use and transportation 

policies along the corridor as well as assist other land use 
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goals. This Plan lays out a framework and vision 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 to concentrate 

higher-intensity, pedestrian oriented commercial mixed-

use development on properties that can be assembled in 

the corridor. One of the key takeaways of the Parker Road 

Corridor is to encourage pedestrian oriented uses along 

Parker Road. The proposed Use by Special Review 

directly conflicts with the Parker Road Corridor’s goal, as 

it will be allowing non-pedestrian friendly use into a 

major commercial hub along Parker Road’s Central 

Subarea as further described above in the Parker 2035 

Master Plan staff analysis. 

   

Based on this analysis, staff has determined that the 

request is not consistent with the Parker Road Corridor 

Plan, which is adopted as an element of the Parker 2035 

Master Plan. 

 

V. LAND DEVELOPMENT ORDINANCE 

 

ZONING CONSISTENCY (Site Plan/UBSR/Sketch/Prelim Plan/MDP) 

Provisions Existing/Required  Proposed  Analysis 

Setbacks 

Front – 25 feet 

Side – 5 feet  

Side, adjacent to 

street- 10 feet 

Rear, with alley– 5 

feet 

Rear, without alley- 8 

feet  

The Proposed Building is 

currently in compliance with 

the setback requirements. 

North- 101.7’ 

East- 102.8’ 

South- 89.3’ 

West- 106.6’ 

☒ Consistent 

☐ Inconsistent 

☐ N/A 

Density No Minimum N/A 

☐ Consistent  

☐ Inconsistent 

☒ N/A 

Height/Stories 45 feet Maximum 

The Proposed Building is 

16’3” and up to 28’5” at the 

Tower Feature and is 

therefore not exceeding the 

Maximum building height. 

☒ Consistent 

☐ Inconsistent 

☐ N/A 

Lot Size 

7,000 sq. ft. 

nonresidential 

minimum 

The lot is approximately 

58,538 sf/ 1.375 AC. 

☒ Consistent  

☐ Inconsistent 

☐ N/A 
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Lot Coverage N/A 
The proposed building 

covers 1,775 square feet.  

☐ Consistent  

☐ Inconsistent 

☒ N/A 

Landscaping  Section 13.08.090 

The applicant will be 

required to meet the 

minimum landscaping 

requirements as outlined 

within the code.  

☒ Consistent 

☐ Inconsistent  

☐ N/A 

Off-Street Parking 

Section 13.08.080: 

The minimum 

parking requirement 

for Automotive 

Repair, Minor is 1 

per 500 square feet 

ground floor area. 

The applicant will be 

required to meet the 

minimum parking 

requirements as outlined 

within the code. 

☒ Consistent 

☐ Inconsistent 

☐ N/A 

Miscellaneous Utilities 

Parker Water and Sanitation 

District, Xcel Energy and 

IREA would provide utility 

service to the development. 

☒ Consistent 

☐ Inconsistent 

☐ N/A 

Staff Analysis  

13.04.070(a) sets forth the following purpose: 

 

“The MC district is intended to accommodate a larger town-wide 

market area along central commercial character areas and 

community centers. The MC district includes a mix of residential and 

nonresidential uses at varied densities and intensities, with an 

emphasis on pedestrian-friendly design and active ground-floor uses, 

but the district may also accommodate limited auto-oriented uses. The 

MC district allows for both horizontal and vertical mixed-use.” 
 

While auto-oriented uses already exist in the area, such as the QuikTrip 

Gas Station within the Harding Heights subdivision and the Dever Auto 

Company Used Car Dealer across the Parker Road Corridor, the Code 

advises to limit them. These uses are specifically only allowed as a Use 

by Special Review in an effort to evaluate the appropriateness and 

compatibility of Auto-Oriented uses in this location. This Use by 

Special Review request is purely auto-oriented with no pedestrian 

element and does not support pedestrian friendly design.  

 

All setback, height, landscaping, and parking requirements will be 

reviewed for compliance as part of the concurrent site plan application 

review. 

 

Based on this analysis, staff has determined that the request is not 

consistent with the purpose of the Mixed Use Community (MC) zoning. 

 

 

https://library.municode.com/co/parker/codes/municipal_code?nodeId=TIT13LADEOR_CH13.08DEST_13.08.090LABUSC
https://library.municode.com/co/parker/codes/municipal_code?nodeId=TIT13LADEOR_CH13.08DEST_13.08.080PALO
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VI. ACCESS,  CIRCULATION & TRAFFIC ANALYSIS 

The property is accessible through an access point on Parker Road and through connections onto 

a Private Road off Longs Way. Access to the property will remain unchanged. The Harding 

Heights Subdivision developer constructed sidewalks along the private drive and sidewalk 

improvements along Parker Road, ensuring pedestrian and bicycle accessibility when the property 

further develops. 

 

VII. APPROVAL CRITERIA 

Section 13.03.040 Criteria for Approval for Uses Permitted by Special Review: 

 

1. The proposed use will be in harmony and compatible with the character of the 

surrounding areas and neighborhoods. 

 

Applicant analysis and findings: 

Yes. The proposed use is compatible with the character of the surrounding area and is 

consistent with the Town of Parker’s adopted land-use and corridor planning policies. 

The Parker Road Corridor Plan identifies this portion of the corridor for commercial 

land uses, including auto-oriented and highway-serving services. The proposed Take 5 

Oil Change conforms to this envisioned form and function by incorporating appropriate 

site layout, circulation, and buffering that align with the design characteristics outlined 

in the Corridor Plan. Additionally, the Parker 2035 Master Plan and Land Development 

Ordinance support commercial development that contributes to the economic vitality 

of the corridor while maintaining a consistent and cohesive community character. 

Given the presence of similar commercial and automotive-support uses in the 

immediate vicinity—such as the adjacent newly developed QuikTrip—the proposed 

use reinforces, rather than alters, the established development pattern. Accordingly, the 

project is in harmony with the surrounding neighborhood context and satisfies the 

Town’s criteria for land-use compatibility. We also feel that the new construction under 

the current development criteria will enhance the corridor and promote additional high 

quality development and construction. 

 

Staff analysis and findings: 

The subject property is located within the Central Commercial Character Area as 

identified in the Parker 2035 Master Plan and is zoned Mixed-Use Community (MC). 

The MC zoning district is intended to accommodate a Town-wide market area within 

central commercial corridors through a mix of residential and nonresidential uses at 

varied densities and intensities, with an emphasis on pedestrian-friendly design, active 

ground-floor uses, and connectivity between uses. While the district allows for limited 

auto-oriented uses, the primary intent is to support higher-intensity, pedestrian-

supportive commercial development within central corridors. 

 

The property is situated along Parker Road, which was identified through the 2019 

Parker Road Corridor Plan as a transition corridor intended to evolve toward higher-

intensity commercial development with enhanced pedestrian activity and connectivity. 

Surrounding commercial uses along this segment of Parker Road include retail and 

service-oriented establishments that provide pedestrian access, sidewalks, and the 

ability for customers to park once and walk between uses. Recent redevelopment 
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efforts, including the Harding Heights subdivision, represent the first coordinated 

property assembly and rezoning along this corridor intended to implement these 

adopted policy goals by improving internal circulation, sidewalk connectivity, and site 

layouts that support pedestrian movement between commercial uses. 

 

In contrast, the proposed drive-through-only oil change facility operates exclusively as 

an auto-oriented use. Customers remain in their vehicles for the duration of service, 

and the business model does not provide pedestrian access, pedestrian activity, or 

opportunities for interaction with adjacent businesses or shared circulation within the 

corridor. As such, the proposed use does not support the pedestrian-oriented 

development pattern established by recent corridor planning efforts and instead 

perpetuates auto-oriented development characteristics that the Town has sought to 

transition away from along Parker Road. 

 

Given the property’s location within the Central Commercial Character Area, its 

Mixed-Use Community zoning, and its role as part of an early redevelopment 

opportunity intended to set the tone for higher-intensity, pedestrian-supportive 

commercial development along Parker Road, staff finds that the proposed use does not 

complement the existing or planned character of the surrounding area. 

 

Therefore, staff has determined that this criterion cannot be satisfied. 

 

2. The proposed use is consistent with the Town Master Plan. 

 

Applicant analysis and findings: 

Yes. The proposed use is consistent with the Town of Parker’s Master Plan and the 

Parker Road Corridor Plan. The project falls within the Central Commercial District 

framework designated within the 2035 Master Plan which encourages core retail, 

services, lodging restaurants and entertainment and focuses on both pedestrian and 

vehicular connectivity between uses. The 2035 Master Plan emphasizes coordinated 

commercial development, enhanced multimodal connectivity, and reinvestment along 

major corridors such as Parker Road. The Corridor Plan further identifies this segment 

of the corridor as an area where improving pedestrian comfort and providing 

continuous sidewalk connections are key objectives that support both safety and 

corridor circulation. In alignment with these adopted policies, the project incorporates 

new sidewalk segments and enhanced pedestrian connections that link the site to 

existing public walkways and adjacent commercial uses. The proposed Take 5 Oil 

Change also supports the Master Plan’s economic development goals by adding a 

compatible commercial service within a corridor specifically intended for auto-oriented 

and highway-supportive commercial uses to serve the community. Taken together, 

these elements demonstrate that the development meets the intent of both the 3035 

Master Plan and the Parker Road Corridor Plan. 

 

Staff analysis and findings: 

As outlined in Section IV of the Staff Report, the Parker 2035 Master Plan designates 

the subject property within the Central Commercial Character Area, which is intended 

to function as the Town’s commercial core. This area is planned to accommodate a mix 
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of higher-intensity commercial uses, including retail, services, restaurants, 

entertainment, and mixed-use development, with an emphasis on pedestrian 

connectivity, site adaptability, and interaction between uses along major corridors such 

as Parker Road. 

 

While Automotive Repair, Minor is categorized as a service use, the proposed drive-

through-only oil change facility operates as a low-intensity, auto-oriented use that does 

not support pedestrian activity, mixed-use integration, or shared commercial 

interaction. The business model limits customer activity to brief, vehicle-based 

transactions and does not contribute to the cohesive, pedestrian-supported commercial 

environment envisioned for the Central Commercial Character Area. 

 

Additionally, the Parker Road Corridor Plan, an element of the Parker 2035 Master 

Plan, emphasizes pedestrian-oriented development and the reinforcement of Parker 

Road as an active commercial corridor. The proposed use does not advance these 

objectives, as it does not activate the site beyond vehicular access and does not 

contribute to the corridor’s intended role as a focal point for commercial activity and 

redevelopment. Based on these factors, staff finds that the proposed use is not 

consistent with the policies, goals, or development intent of the Parker 2035 Master 

Plan or the Parker Road Corridor Plan. 

 

Therefore, staff has determined that this criterion cannot be satisfied. 

 

3. The proposed site is sufficient in size and shape to support the proposed use. 

 

Applicant analysis and findings: 

Yes, the project is sized and oriented properly to support the proposed use. The building 

is relatively small is size and is oriented so that the bay doors do not face Parker Road. 

The finished floor of the building is approximately 5’ below Parker Road and setback 

over 100’ therefore the building is less visible from the main corridor. Proposed 

landscaping and abundant green space surrounding the developed area on this site will 

provide additional aesthetic enhancement for the site. 

 

Staff analysis and findings: 

All requirements of the Land Development Ordinance as it relates to setbacks, 

landscaping, parking, drainage, and architecture will be reviewed and required to be 

satisfied prior to construction through the Site Plan process. 

 

Therefore, staff has determined that this criterion can be satisfied. 

 

4. The proposed use does not require significant capital improvements that the Town has 

not included in its capital improvement program. 

 

Applicant analysis and findings: 

Yes, surrounding infrastructure has been installed as part of the subdivision and 

development of the adjacent QuikTrip property. There are existing private drives that 

will serve the site for its two access points. Additionally, sidewalk connections and 
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ADA paths are provided around the site. No public funding or capitalization will be 

required for the development of the property 

 

Staff analysis and findings: 

The existing transportation network and infrastructure around the subject property has 

been constructed and was designed to be able to handle traffic generated by commercial 

development. 

 

Therefore, staff has determined that this criterion can be satisfied. 

 

5. The proposed use does not require community facilities and levels of community 

services greater those available from the Town or applicable service providers. 

 

Applicant analysis and findings: 

The project will not require any community facilities or levels of community services 

greater than those available from the Town or applicable service providers consistent 

with other small retail users. 

 

Staff analysis and findings: 

The applicant’s request will not require a level of community facilities and services 

greater than that which is available. The development will not result in additional 

school services and utilities, including water and sanitation, are available to the site.  

 

Therefore, staff has determined that this criterion can be satisfied. 

 

6. Adequate pedestrian, bicycle, and vehicular access and circulation routes exist to serve 

the proposed development, and traffic movement in the surrounding area would not 

cause undue multi-modal traffic impacts by development, or demonstrates the 

mitigation of circulation impacts to the maximum extent practicable. 

 

Applicant analysis and findings: 

Yes, existing access and circulation will not be altered and infrastructure constructed 

as a part of the Quik Trip will be further enhanced by including additional, pedestrian 

/bicycle sidewalks and bicycle racks to the proposed development to promote 

pedestrian accessibility. Per the Traffic memo prepared for this development, the site 

will generate less traffic than was originally planned for in the master traffic impact 

study for the approved master subdivision 

 

Staff analysis and findings: 

The subject property is served by existing vehicular access from Parker Road and 

internal connections through the Harding Heights subdivision. Sidewalks and ADA-

compliant pedestrian facilities have been constructed along Parker Road and within the 

subdivision, and bicycle access is available through the surrounding street network. 

Based on the traffic memorandum submitted with the application, the proposed use is 

not anticipated to generate vehicular traffic volumes that exceed those previously 

analyzed for the approved subdivision, and staff does not find that the proposal would 

create undue vehicular traffic impacts. 
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However, the second component of this approval criterion requires that circulation 

routes function in a manner that supports multimodal connectivity to the maximum 

extent practicable. Through the Parker Road Corridor Plan and the Harding Heights 

subdivision approvals, the Town and the developer have made deliberate investments 

in pedestrian and bicycle infrastructure intended to support walkability, connectivity 

between uses, and activation of the corridor. While these facilities physically exist and 

are capable of serving the site, the proposed drive-through-only oil change facility does 

not utilize or reinforce this infrastructure. Customers remain in their vehicles for the 

duration of service, and the use does not provide pedestrian access, pedestrian 

circulation, or functional connectivity to adjacent commercial uses. 

 

As a result, although access and circulation infrastructure is in place and traffic impacts 

are not anticipated to be significant, the proposed use does not meaningfully support or 

leverage the multimodal circulation network that has been implemented to advance the 

Town’s corridor planning objectives. 

 

Therefore, staff has determined that this criterion cannot be satisfied. 

 

7. The proposed use will not create material environmental impacts on the surrounding 

area or the Town as a whole or demonstrates the mitigation of environmental impacts to 

the maximum extent practicable. 

 

Applicant analysis and findings: 

The project will not create material environmental impacts. After a Take 5 technician 

directs and guides the customer over a shallow trench, the used oil is drained into a 

rolling drain pan that is positioned under the vehicle. The oil filter is also changed 

above the drain pan. When necessary, the drain pans are emptied to designated oil tanks 

via a gasoline-rated hose, routed through chases to the storage room. The hoses are 

connected via a vacuum diaphragm pump, so the system is totally non-pressurized. 

100% of Take 5’s used oil and oil filters are reclaimed and recycled by OSHA-certified 

used oil recycling companies. Take 5 stores new bulk oils in Rhino gravity feed systems 

inside the bay areas. These systems have no pumps or pressure, are approved by OSHA 

and DOT, and are located within a recessed area within the shop. Take 5 also carries a 

minimum amount of retail bottled oils for specialty vehicles as necessary. Bulk tanks 

are placed within recessed areas. The recessed areas are connected via 3" chases to the 

shallow trenches, providing secondary containment. The oil separator is 

cleaned/emptied/maintained by the OSHA-certified recycling company that collects 

and recycles the used oil. All environmental operations of the facility meet or exceed 

all national standards. 

 

Staff analysis and findings: 

The applicant will be required to meet all state and federal requirements regarding 

environmental impacts for their use.  

 

Therefore, staff has determined that this criterion can be satisfied. 
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8. The proposed use will be adequately landscaped, buffered and screened to mitigate 

impacts. 

 

Applicant analysis and findings: 

Yes. The site will be adequately landscaped, buffered, and screened in accordance with 

the Town of Parker’s development standards and the character objectives outlined in 

the Parker Road Corridor Plan. The Corridor Plan emphasizes the importance of 

establishing a cohesive visual environment along Parker Road through enhanced 

landscape treatments, perimeter buffering, and the use of plant materials to soften the 

appearance of auto-oriented commercial uses. This project incorporates a 

comprehensive landscape plan that includes approved trees, shrubs, and native grasses 

positioned along Parker Road, the site frontage, and internal drive aisles to effectively 

screen vehicular areas and reduce visual impacts from both the public right-of-way and 

adjacent private drives. The landscape palette and placement are designed to strengthen 

corridor aesthetics, maintain consistency with surrounding commercial development, 

and provide appropriate buffering between the use and neighboring properties. These 

improvements ensure that the site is attractively landscaped and appropriately screened, 

fully satisfying the Town’s criteria for mitigating visual and compatibility impacts 

 

Staff analysis and findings: 

A detailed Site Plan has been submitted for the application in order to evaluate the 

development requirements for the subject property. All landscape and design standards 

outlined in the Land Development Ordinance and the Development Design Standards 

will be required to be met prior to approval of the Site Plan.  

 

Therefore, staff has determined that this criterion can be satisfied. 

 

9. The proposed use will not otherwise be detrimental to the health, safety or welfare of 

the present or future inhabitants of the Town.  

 

Applicant analysis and findings: 

The use will not be a detriment to the health, safety, or welfare of present or future 

inhabitants of the Town. All operations activities for the services provided occur within 

the building and do not create any appreciable levels of noise. Further, the orientation 

of the building, setbacks and buffering from adjacent properties and the incorporation 

of the landscape treatments further mitigate any noise that a typical commercial facility 

may generate. 

 

Staff analysis and findings: 

The proposed use will be required to meet all Town, State and Federal regulations and 

guidelines. The original rezoning for the property contemplated compatible 

commercial uses for the site. In addition, the applicant will be required to meet all 

requirements for site layout, landscaping, parking, lighting, drainage, and circulation 

of the Town Land Development Ordinance. 

 

Therefore, staff has determined that this criterion can be satisfied. 
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VIII. SUMMARY REFERRAL AGENCY COMMENTS AND CONDITIONS 

 

 Agency Comments 

South Metro Fire & 

Rescue Authority  
A commercial water distribution (CWDS) permit is required from SMFR. 

Parker Police No Comment. 

PSCO/Xcel No Comment. 

Parker Water and 

Sanitation District 
No Comment. 

Parker Building Building has no issues with the UbSR application. 

Parker Economic 

Development 
No Comment. 

CORE No Comment. 

CenturyLink No Comment. 

Comcast No Comment. 

Comprehensive 

Planning 

In the proposed zoning application for a Take 5 Vehicle Oil Change 

establishment, the applicant must show they meet the Use by Special Review 

criteria. The proposed location is complementary to a new adjacent use and is in 

the Master Plan's Central Commercial Character Area which states in part: The 

Central Commercial District encompasses the commercial core of the Town. 

Land uses in this Character Area should focus on core retail, services, offices, 

lodging, restaurants, entertainment - with a mix of uses and a design that focuses 

on vehicular and pedestrian connectivity between uses. 

 

IX. CONCLUSION 

The requested Use by Special Review is proposing to allow the use of Automotive Repair, Minor, 

within the properties Mixed-Use Community (MC) Zone District, with the intent of developing a 

Take 5 Oil Change establishment.  

 

Staff has reviewed the application for Use by Special Review as described herein and has 

determined that the proposed amendment does not satisfy all nine approval criteria set forth in the 

Land Development Ordinance and outlined in Section VI of this staff report, specifically the 

following criteria have not been met: 

 

- The proposed use will be in harmony and compatible with the character of the surrounding areas 

and neighborhoods. 

- The proposed use is consistent with the Town Master Plan. 

- Adequate pedestrian, bicycle, and vehicular access and circulation routes exist to serve the 

proposed development, and traffic movement in the surrounding area would not cause undue 

multi-modal traffic impacts by development, or demonstrates the mitigation of circulation impacts 

to the maximum extent practicable. 

 

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

Commission recommends Town Council deny the Use By Special Review request. 
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X. ATTACHMENTS 

Conceptual Site Plan 

 

Report Approved By:  Bryce Matthews, Assistant Planning Director   
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