CITY OF MONTROSE

PLANNING COMMISSION AGENDA
City Council Chambers, 107 S Cascade Ave., Montrose, Colorado
5:00 p.m., October 11, 2017

The 11:00 rule will be enforced.

All public hearings scheduled and noticed to be
heard today must begin prior to 11:00 p.m. or they will be rescheduled. If the Planning
Commission is discussing an agenda item, but has not voted on the item before 11:00 p.m., the
Planning Commission may take a vote to decide whether to vote on the agenda item or to
continue the item to the next meeting. The Planning Commission may also vote to consider
discussion and action on additional agenda items that require action in a specified time period
due to legal requirements. All remaining agenda items, not heard due to time constraints, will be
placed first on the next Planning Commission Agenda.
1. Approval of the minutes dated August 23, 2017 and September 27, 2017.
2. Additions or Deletions.
3. ANX17-03 – MIAMI ROAD FARM ADDITION. This is a proposal for initial
zoning for the proposed Miami Road Farm Addition. Miami Road Farm LLC is the
applicant.
4. CUP17-03 – LOT 24, BLOCK 6, VISTA SAN JUAN VILLAGE FILING NO. 2,
KNOWN AS 2591 LONE CONE AVENUE. This is a request for a Conditional
Use Permit to allow a daycare center with more than 8 but less than 16 children in an
R-1B zone. Babette and Sean Tafoya are the applicants.
5. Other Business.
6. Next Time October 25, 2017 at 5:00 p.m.
7. Adjournment.

The Montrose City Planning Commission held a meeting on August 23, 2017, at 5:00 p.m. in City
Hall Council Chambers. The meeting agenda was posted in accordance with the Colorado Open
Meetings Act (C.R.S. §24-6-401, et.seq.).
PRESENT
Josh Freed, Karen Vacca, Anthony Russo, Gary Seitz and City staff Garry Baker, Ty Johnson,
Sharon Dunning, Scott Murphy, Christine Aslakson and Andrew Boyko were present.
ABSENT
Doug Glaspell
GUESTS
Dolores Urralburu, Nancy Medlock, Pete and Barb Crossan, Alan Matthews, Steve Stevenson,
Darlene Moen, Raymond Talamante, Tammie Clowers, Karen Lewis, Brian Harger, Patrick
Hayes, Mark Irving, Michael Burrows, Carl and Bobbi Button, Chris Trujillo, David Dragoo
CALL TO ORDER
Vice-Chairperson Josh Freed called the meeting to order at 5:00 p.m.
Josh Freed made an announcement about the passing of Planning Commissioner Tom Busker and
asked for a moment of silence.
APPROVAL OF MINUTES
Gary Seitz moved to approve the July 26, 2017 Meeting Minutes as submitted. Karen Vacca
seconded and the motion carried unanimously.
ADDITIONS OR DELETIONS
There were no changes to the agenda.
SUB17-10 – COLORADO OUTDOORS SKETCH PLAN. This is a review of the sketch plan
for the proposed Colorado Outdoors Subdivision. Del-Mont Consultants is the applicant.
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Ty Johnson introduced this item. All public requirements have been fulfilled and the official files
and exhibits were entered into the record.
Colorado Outdoors is a multi-phase, multi-use commercial and residential subdivision proposed
on approximately 160 acres in northwestern Montrose. The site is generally between Beach Lane
and Merchant Drive and west of Grand Avenue. The majority of the site’s west boundary is the
Uncompahgre River.
This application is the sketch plan phase of the planned development process. The next step in the
process is for a preliminary plat application and planned development application to be filed with
the City. Both meetings are subject to public noticing for public hearings at the Planning
Commission and the City Council.
The primary purpose of the sketch plan is to show a conceptual drawing of the lot and street layout,
display significant natural and manmade features, acreage of the tract, zoning, layout of proposed
infrastructure, and public use areas. The existing sketch plan application appears to fulfill all of
these requirements. However, additional detail of natural habitat such as cottonwood stands and
blue heron rookery habitat will be required during the preliminary plat stage. Existing and natural
features, as seen on the sketch plans of the site, may have an effect on future development.
The purpose of this hearing is to have a general discussion about the development. The review
and discussion of the sketch plan by the Planning Commission shall be informal and non-binding
in nature, and shall serve as a means to provide guidance to the developer.
David Dragoo, Developer of Colorado Outdoors, approached the podium to speak about the sketch
plan. Mr. Dragoo said he will be happy to answer questions.
Anthony Russo asked what the goals of the development are and why is it important to be there.
He also asked about the preservation of the site.
Mr. Dragoo stated their purpose is to revitalize the north end of town, to protect the river, to recruit
new businesses to town with good paying jobs and to bring more quality affordable housing to the
area.
Josh Freed asked what issues they are running up against in the development process.
Mr. Dragoo replied part of the process is defining exactly where the river is, which has been
difficult with an extended runoff. The wetlands are treated like a boundary line, and they need
know where they are as well.
Scott Murphy added the flood plain study has been updated. The first pieces are to restablish the
floodplain and floodway. They need to know where those are to put in buildings.
Anthony asked about conservation. Mr. Dragoo replied there are three projects; buildings, actual
river restoration, and the trail system. Scott added the developer is dedicating the whole river
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corridor to the City and it will be to open to the public. Mr. Dragoo stated they are giving 25% of
the property back to the city.
Alan Matthews, 14617 Mustang Lane, approached the podium. Mr. Matthews stated he lives
adjacent to the area. He is representing a group of neighbors in the Palomino Acres Subdivision.
The entire subdivision is made up of 1 acre lots. The residents of Palomino Acres are against the
medium-high zoning. The property is winter habitat for mule deer and they want to know what
exactly what is going to be put there. The Parks and Wildlife Department must have numerous
studies for impacts on wildlife and mitigation requirements. The other side of the river is more
amenable to housing. Water and sewer will have to be pumped. They want to know where the
access will be for the western side of the development. There is no existing road, only a private
easement.
Garry Baker stated wetlands are subject to federal regulations, and as far as mule deer he is not
aware the City is subject to any regulations.
Anthony Russo asked about wetlands. Scott replied in certain instances regulations don’t apply.
The City is meeting with the DOW and Army Corps of Engineers to protect wildlife and wetlands
as well as possible.
Anthony Russo asked about multi-family housing. Garry replied the area has been approved for
R-3A zoning. Multi-family housing is an entitlement and the City would approve those types of
buildings. The City cannot restrict the area to single family homes.
Josh Freed asked about sewer hookup for the west area. Scott stated it is in the City sewer district.
There are no current plans at this time for the access. Phase I of the development starts in early
2018 and will break ground near the Justice Center.
Mark Irving, 14572 Mustang Lane, approached the podium. He stated he is at the meeting to make
sure the City does what it says it is going to do. Mr. Irving asked the difference between flood
plain and flood way. He also stated some of the data submitted by Del-Mont is outdated and it
should be updated.
Garry Baker responded to last concern, stating the sketch plan is not signed by a licensed surveyor
and could be based on some old information. However the plat will be based on current
information.
Scott explained the difference between flood plain and flood way.
Josh and Anthony asked about access. Scott replied because development on that side of the
property is far enough out access has not been discussed.
Karen Lewis, 1134 Dry Creek Ave., approached the podium. Ms. Lewis asked if any of the plans
for walking paths or trails included plans for something soft. Scott replied the walkways are 10
feet wide and the shoulder areas are to be made up of a softer surface such as mulch.
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Mark Irving, 14572 Mustang Lane, returned to the podium. Mr. Irving stated he is frustrated with
the City because he feels City Council is not concerned about how County residents are affected.
Josh Freed stated he appreciates the feedback.
Chris Trujillo, 840 N Ute, approached the podium. Mr. Trujillo asked about what would be done
about historical sites, if there would be any change to the roundabout after the 2 accidents, and
public access to the river. Mr. Dragoo stated it is really important to them that the public has
access to the river. Scott mentioned historical sites trigger federal permitting and formal
consultation. Alpine Archeological company has been engaged on the project. Scott Murphy
stated there will be no immediate change to the roundabout. General traffic flow will be looked
at.
Raymond Talamante, 21 N Main Street, approached the podium. Mr. Talamante asked if there are
government guidelines for wetlands, and what the plan is for the 30 some acres being given to the
City. Scott discussed open space that would be open to the public and it will essentially be a large
park.
Michael Burrows, 232 Beach Lane, approached the podium. Mr. Burrows asked when the public
will have access to the river. Scott replied it will be late 2018 at the earliest. It is not safe to access
before it is developed.
Tammie Clowers, owner of a rental at 236 Beach Lane, approached the podium. She asked about
the plan to use money from a GOCO grant, and if not awarded what is plan B. Scott replied they
will try again. However they feel pretty confident, and there will be another grant cycle in a couple
of years. Past that there is TIF funding or other grant funding. Grant funding will be pursued until
it is awarded.
Michael Burrows, 232 Beach Lane, returned to the podium. Mr. Burrows asked if the public could
access the river right now. Mr. Dragoo stated no you cannot. Josh added even after the City owns
it there will still be a period of time before the public can access it. Until then it is considered
unsafe.
Chris Trujillo, 840 N Ute, returned to the podium to ask about access to the river, and the bird
sanctuary and if the City still owns that property. Scott replied the City owns it, but it does not go
all the way to the river. Mr. Trujillo asked why once the city owns the property the citizens cannot
access it. Andrew Boyko stated it is not open to public. The public can only access those properties
that are open to the public.
The public hearing portion of the meeting was closed.
Garry Baker discussed what the next steps will be. Letters will be sent out, but no signs will be
posted. Scott Murphy suggested people sign up on the City website to be notified of the meeting
agendas.
This is not an action item.
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RZ17-06 – TBD NORTH GRAND AVE (LEGAL DESCRIPTION ON FILE). This is a
request for a rezone of 2 parcels of land located near the intersection of North Grand Avenue and
North 9th Street from P (Public) to B-3 (General Commercial District). The City of Montrose is
the applicant.
Ty Johnson introduced this item. All public requirements have been fulfilled and the official files
and exhibits were entered into the record.
The requested rezone for both of these properties is to prepare them for a future land trade with
the developers of the Colorado Outdoors development. It is anticipated that these properties will
be traded so that the City can acquire river front property.
Staff feels criteria have been met and recommends approval of the request. Planning Commission
makes a recommendation to City Council.
Anthony Russo stated it is important to make the distinction, this is a zoning change not a transfer
of hands.
Chris Trujillo, 840 N Ute, approached the podium. Mr. Trujillo stated these properties are part of
the historical site he has been talking about. Josh Freed told him Planning Commission is only
making a recommendation to City Council for rezoning. What happens in the future is not part of
this meeting. Garry Baker stated the requests he is making for historical consideration is up to the
City Council and not the Planning Commission and suggested Mr. Trujillo submit his formal
request to City Council.
The public hearing portion of the meeting was closed.
Garry Baker stated he thinks it bodes well for the City to swap these parcels for the river corridor
property.
Karen Vacca asked how it will work for access to river for fishing. Scott stated it improves the
access to the river.
Josh Freed stated he appreciates the idea of swapping these properties for river side access and
approves of the future use of the properties.
Gary Seitz moved to recommend to City Council that they approve RZ17-06, a request to rezone
two City-owned parcels of land from P (Public) to B-3 (General Commercial District). Anthony
Russo seconded, and the motion carried unanimously.
OTHER BUSINESS
None.
NEXT TIME
The next Planning Commission meeting is scheduled for September 13, 2017.
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ADJOURNMENT
Garry Seitz moved to adjourn the meeting at 6:28 p.m. Karen Vacca seconded the motion, and it
carried unanimously.

_____________________________________
CHAIRPERSON
_____________________________________
ATTEST

The Montrose City Planning Commission held a meeting on September 27, 2017, at 5:00 p.m. in
City Hall Council Chambers. The meeting agenda was posted in accordance with the Colorado
Open Meetings Act (C.R.S. §24-6-401, et.seq.).
PRESENT
Doug Glaspell, Karen Vacca, Gary Seitz, and City staff Garry Baker, Ty Johnson, Sharon
Dunning, Scott Murphy, Christine Allen and Andrew Boyko were present.
ABSENT
Josh Freed, Anthony Russo
GUESTS
Leroy Brown, Lesley and Kevin Sullivan, Phil and Loretta Moomjean, Bobbie Kuns, John Moir,
Ralph Files, Pamela Hartsen, Jon Sering, Jay Thoe
CALL TO ORDER
Chairperson Doug Glaspell called the meeting to order at 5:00 p.m.
APPROVAL OF MINUTES
Chairperson Doug Glaspell was not present at the August 23, 2017 Planning Commission meeting.
Gary Seitz and Karen Vacca were unable to approve the minutes of the August 23rd meeting. Karen
Vacca moved to table the approval of the minutes to the next Planning Commission meeting. Gary
Seitz seconded and the motion carried unanimously.
ADDITIONS OR DELETIONS
There were no changes to the agenda.
SUB17-12 – BROWN RANCH SUBDIVISION PRELIMINARY PLAT AMENDMENT 2.
This is a review of the Brown Ranch Subdivision Preliminary Plat Amendment 2. Del-Mont
Consultants is the applicant.
Ty Johnson introduced this item. All public requirements have been fulfilled and the official files
and exhibits were entered into the record.
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Brown Ranch Preliminary Plat was originally approved in 2003 and then amended in 2007. This
is the second amendment to Brown Ranch Preliminary Plat and the 6th overall filling within the
subdivision. This amendment develops lots along Scarlet Court, just south of Mahogany Drive.
The first amended preliminary plat to Brown Ranch had 9 lots along Scarlet Court with Outlot 7
consisting of 5.703 acres. This amendment adjusts those existing 9 lots and develops Outlot 7 by
adding 20 more lots for a total of 29 lots on Scarlet Court. Preliminary plats have an expiration
date of 5 years after their filing. The first amended preliminary plat of Brown Ranch expired in
2012 and this second amendment to Brown Ranch is the first step in moving forward with plans
to develop this area of Brown Ranch. If approved, the developer can begin construction of public
improvements. No individual lots can be sold until a final plat is approved and filed.
Staff is recommending approval of the request.
Gary Seitz asked what size the lots are in the first part of subdivision. Ty replied the developer
can speak to that.
John Moir, 278 N Mesa St, Fruita, Colorado, approached the podium to speak in favor of the
proposed preliminary plat. Mr. Moir gave a history of the property and subdivision, lot sizes, and
his plans for the new development. Mr. Moir stated his concept is to create unique neighborhoods
with different architectural guidelines. This area is going after a different market with smaller
homes with a minimum of 1,600 square feet.
Ralph Files, 3365 Mahogany Drive, approached the podium. Mr. Files said he thoroughly enjoys
the community. He feels with the economic downturn it is difficult to get housing. What John
Moir is proposing is a very positive addition to the area.
John Sering, 3516 Chestnut Drive, approached the podium. Mr. Sering purchased his property in
Brown Ranch in 2008. He has enjoyed the development very much. Mr. Sering’s concerns are
the access to Scarlet Court for 29 additional homes and the impact of the additional traffic. He
feels they should pick another area on the outside of the development and not have all the extra
traffic coming through the neighborhood. He feels also that the impact of 4 or 5 years of building
8-10 houses per year will cause a hardship on the people living there.
Leslie Sullivan, 3348 Ivory Court, approached the podium. Many of her concerns were covered
by Mr. Sering. Her biggest concern is that her custom home may be devalued with the addition of
what she thinks will be 29 “cookie cutter” style houses in close proximity to her home.
Kevin Sullivan 3348 Ivory Court, approached the podium. His concerns are the same as John and
Leslie. In addition he is concerned the homeowners still don’t control the HOA. The developer
is in control and he is now adding to the subdivision and deciding the architecture. Mr. Sullivan
feels the newest spec house the developer has built does not enhance the neighborhood and is
worried 29 high density homes will be the same kind of look. He stated this is not the diversity
for Brown Ranch that was originally intended. He is also concerned there has never been RV
storage created, and violations with weeds and parked vehicles are not dealt with.
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Doug Glaspell asked if they have called the City code enforcement officer about the weed
problems and unit parked on the street. The reply was yes, and the problems are still there.
Ty Johnson reminded the Planning Commissioners that these are valid concerns, but are private
matters with the HOA. We are here to look at the subdivision preliminary plat.
Gary Seitz asked Ty the minimum size requirements for a home. Ty replied we have no minimum
and do not regulate the size of the home. That would be regulated by the HOA.
Phil Moomjean, 3532 Chestnut Drive, approached the podium. Mr. Moomjean stated John Sering
had articulated the concerns of most of the neighborhood; density and number of homes. It was a
pretty big jump from the original 9 lots to 29 lots. It may meet minimum standards, but there are
concerns about density, congestion and traffic. This seems like it will change the flavor of the
neighborhood.
John Moir returned to the podium and addressed the questions on density, traffic, green space,
styles of homes, the HOA, and dealing with the issues of the neighborhood.
The Planning Commissioners asked questions about the green spaces, spacing around homes,
access to the parks and if the parks are owned by the HOA. Mr. Moir addressed the questions.
Doug Glaspell was concerned about the trailers and weeds. Andrew Boyko stated the ordinance
limits parking of trailers to 5 days. It is hard to enforce and requires them to call in a code
enforcement complaint to Rick Gawlinski, the City’s Code Enforcement Officer.
Leslie Sullivan returned to the podium. She is concerned that Otter Road is not paved where they
intend to bring the heavy equipment in for construction. She is concerned it will cause dust. She
again brought up her concern about “cookie cutter” homes. Doug Glaspell responded it is not part
of what we are talking about at this meeting.
John Moir responded he would be happy to address Mrs. Sullivan’s concerns. There are 7 different
floor plans, so 14 different looks. Each look will only be repeated twice. He is aware driving the
dirt road will create dust and plans to address that problem.
Scott Murphy posted information on the screen for Rick Gawlinski, the City Code Enforcement
Officer.
The public hearing portion of the meeting was closed.
Gary Seitz said a lot of the comments were relevant, but not to the decision today. Karen Vacca
agreed. Doug Glaspell informed the audience this item will go to the next to City Council meeting
and encouraged them to voice their concerns there.
Gary Seitz moved to recommend to City Council approval of SUB17-12 Brown Ranch
Preliminary Plat Amendment 2. Karen Vacca seconded, and the motion carried unanimously.
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OTHER BUSINESS
None.
NEXT TIME
The next Planning Commission meeting is scheduled for October 11, 2017.
ADJOURNMENT
Gary Seitz moved to adjourn the meeting at 5:45 p.m. Karen Seitz seconded the motion, and it
carried unanimously.

_____________________________________
CHAIRPERSON
_____________________________________
ATTEST

City of Montrose
Planning Services
Miami Road Farm Addition Initial Zoning
PUBLIC NOTICE REQUIREMENTS HAVE BEEN FULFILLED. IF THERE IS NO OBJECTION FROM THE APPLICANT,
PLEASE ENTER THE STAFF REPORT AND EXHIBITS INTO THE OFFICIAL RECORD.

Proposal: The Miami Road Farm Addition is located east of 6720 Rd., between Miami Road and
Sunnyside Road. The proposed zoning is R-3 Medium Density District, and B-4
Neighborhood Shopping District. The original zoning request was for R-3A and B-4. The
current use is agricultural. See attached maps.
Schedule of meetings:










May 24, 2017: Planning Commission Zoning Hearing
June 6: Annexation Hearing, 1st Reading of Annexation Ordinance, 1st Reading of Initial
Zoning Ordinance
June 19: 2nd reading of annexation & zoning ordinance
June 28: Planning Commission Zoning Hearing (tabled item)
July 18: City Council 2nd Reading of Annexation Ordinance (tabled item)
Aug. 29: Neighborhood meeting at Holiday Inn
Oct. 11: Rescheduled Planning Commission Zoning Hearing
Nov. 7: Tentative date for City Council hearing on 2nd Reading of Annexation and 1st
Reading of zoning ordinance
Nov. 21: Tentative date for City Council hearing on 2nd Reading of the zoning ordinance

Total Size: Approx. 165 acres
Applicant: Israel Waitman
Surrounding Land Use and Zoning:
Direction
North
East
South &West

Zone
R-1A, R-1
County Residential
County Residential

Current Use
Residential
Residential
Residential

Staff Analysis:
1

1. Below is an excerpt with the applicable provision of the Municipal Code regarding the
zoning of new annexations:
2. Section, 4-4-29(B), Zoning of Additions:
“The Planning Commission shall recommend to the Council a zoning district designation for
all property annexed to the City not previously subject to City zoning, and shall follow
the review procedure set out in Section 4-4-31 in arriving at its recommendation.
Proceedings concerning zoning of property to be annexed may be commenced at any
time prior to the effective date of the annexation ordinance or thereafter. The zoning
designation for newly annexed property shall not adversely affect the public health,
safety and welfare (emphasis added).”
3. The Comprehensive Plan Future Land Use Map designates most of the area of the Miami
Road Farm Addition as Residential Mixed Density Medium. This is consistent with the
land use plan. Neighborhood commercial nodes are not specifically located on the Miami
Road Farm Addition, but commercial areas are designated nearby. Flexibility in small
location adjustments for commercial areas such as these is needed in the implementation
of a Comprehensive Plan.
Below is an excerpt from the Comprehensive Plan Land Use Table:
Land Uses
Residential Mixed Density Medium: The majority of the
mixed-density medium residential land uses are designated in
areas that are not yet developed. This district provides for a
variety of residential types, mixed within a neighborhood,
including single-family homes, townhomes, duplexes and
triplexes.
Neighborhood Center: This designation is intended for small
mixed use commercial uses such as limited convenience
shopping, office and professional services and public facilities
(elementary schools, parks) that serve the immediate
neighborhood. This district is intended to consist of only one to
five one or two story buildings to blend with the surrounding
neighborhood. Buildings are encouraged to be mixed vertically
with street level commercial and upper level office and/or
residence and should be located at the intersections of major
and minor roadways.

Density
DU/Acre
Min.: 6 du/ac
Max: 10 du/ac
Avg: 8 du/ac

Appropriate
zones
R-2, R-3, R3A

Max: 6 du/ac

B-4

4. Staff believes that the zoning proposals are consistent with the Comprehensive Plan. The R-3
zoning fits the Comprehensive Plan recommendation for the area. The future road network
and relatively close proximity to Highway 50 will provide good support for additional density
in this area.
5. The subject property is located within Growth Area 2, the area where infrastructure is
in place, or nearby, and is suitable for urban levels of development.
6. Staff finds that the proposed zoning will not adversely affect the public health, safety
2

and welfare, and is therefore consistent with Municipal Code requirements.
7. Many local residents have expressed opposition to this proposal. However, it is important to
note certain facts:
a. This area has been a designated growth area for urban development since 1998.
b. The land is privately owned with certain development options as outlined in the
Comprehensive Plan. The Comp Plan suggests densities between 6 and 10 units per
acre. Small-lot single family homes and townhomes are examples of this sort of
development.
c. The area is within the City’s sewer and water service areas.
d. The proposed R-3 zoning is contiguous with existing R-3A zoning. Multiple areas of
R-3 and similar densities exist in the area.

Staff Recommendation:
Staff recommends approval of R-3 and B-4 zoning for the Miami Road Farm Addition.

Garry Baker, Senior Planner

3
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Sharon Dunning <sdunning@ci.montrose.co.us>

Fwd: Proposed Miami Road Farm Addition zoning
1 message
Garry Baker <gbaker@ci.montrose.co.us>
To: Sharon Dunning <sdunning@ci.montrose.co.us>

Tue, Oct 3, 2017 at 10:20 AM

Hi Sharon, please include the below email in the PC packet for Oct. 11.
Thanks,
Garry
---------- Forwarded message ---------From: Kathy Wacker <hhwkjw@skybeam.com>
Date: Tue, Oct 3, 2017 at 10:00 AM
Subject: Proposed Miami Road Farm Addition zoning
To: gbaker@ci.montrose.co.us

Mr. Baker,
We believe the Miami Road Farm Addition would be too large and too different of an
addition for this area. This is a farming area community with only farm type roads. This is
a big safety concern. Drivers will be taking short cuts through
residential streets like Columbine Pointe because there are better streets there.
There will be big burdens on schools, fire protection, Police, street maintenance, parks,
traffic, and pollution.
Apartments and rental property are usually not permanent homes that people take pride
in and maintain. Rentals are easily used for drug operations.
When cities get larger it does not necessarily make them better.

Harold and Kathleen Wacker

970 249-1931

3025 Ivy Drive
Montrose, CO 81401

https://mail.google.com/mail/u/0/?ui=2&ik=bab95fc688&jsver=khUFNOKniXg.en.&view... 10/5/2017
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-GARRY BAKER, AICP
Planning Services
Senior Planner
970.240.1475 Office

https://mail.google.com/mail/u/0/?ui=2&ik=bab95fc688&jsver=khUFNOKniXg.en.&view... 10/5/2017

City of Montrose
Planning Services Staff Report
Name of Proposal: CUP 17-03
Location:

2591 Lone Cone Ave. (see maps)

Requested Action:

Conditional Use Permit to allow a child care facility with more than 8 but
less than 16 kids under the age of 13

Applicant/Owner(s): Babette Tafoya
Surrounding Land Uses and Zoning:
Zoning

Land Use

North:

R-1B

single family residential

South:

R-1B

single family residential

East:

R-1B

single family residential

West:

R-1B

single family residential

Background: Babette Tafoya has been a licensed childcare provider in Montrose since
September 1996. Babette currently operates a child care facility for 8 children
out of her 2591 Lone Cone Ave. address with hours of operation of M-F 7:30am5:00pm. Babette is requesting a conditional use permit to expand her license to
a “large home childcare license” with the State of Colorado to accommodate 12
pre-school age children in her child care facility.
Analysis:
Zoning Code 4-4-1: (E): A child care facility shall be considered an accessory use
to a residence in all districts, provided no more than eight children under 13
years of age are present on the premises at any one time, including children of
the family living in the residence; a child care facility shall not be considered an

accessory use to a residence when a greater number of children is present on
the premises at any one time. The facility must comply with all appropriate state
statutes and regulations. A child care facility shall be a conditional use in all
districts if more than eight but less than 16 children under 13 years of age are
present on the premises at any one time, including children of the family living in
the residence, in accordance with state statutes and regulations.
Comp Plan: This property is designated as residential mixed density low in the
future land use map of the comprehensive plan.
The conditional use criteria, outlined in 4-4-26 of the Montrose zoning code, are
as follows:
(1) The use will not be contrary to the public health, safety, or welfare.
(2) The use is not materially adverse to the City’s master plan.
(3) Streets, pedestrian facilities, and bikeways in the area are adequate to
handle traffic generated by the use with safety and convenience.
(4) The use is compatible with existing uses in the area and other allowed uses in
the district.
(5) The use will not have an adverse effect upon other property values.
(6) Adequate off-street parking will be provided for the use.
(7) The location of curb cuts and access to the premises will not create traffic
hazards.
(8) The use will not generate light, noise, odor, vibration, or other effects which
would unreasonable interfere with the reasonable enjoyment of adjacent
property.
(9) Landscaping of the grounds and the architecture of any buildings will be
reasonably compatible with that existing in the neighborhood.
Recommendation:
Ty Johnson
Planner I
Planning Services
October 11, 2017

Staff feels that the decision for this request should be based on verbal
and written testimony from the neighborhood.

