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AGENDA
Planning & Zoning Commission

Tuesday, April 21, 2020
6:00 PM

ON‐LINE MEETING
This agenda and the meetings can be viewed at www.Townofeagle.org.

PUBLIC WIFI ‐ TOEG – townofeagle2019

 

MEETING ACCESS INFORMATION AND PUBLIC PARTICIPATION 

1.  Virtual Meeting Procedure

 Register in advance for this meeting; 
  Registration URL:https://zoom.us/meeting/register/uJcrc‐2qrjIiGlho87VDj7M_OUVBYvu8‐g

 Public comments can be made when the Chair opens the public comment.  Please prompt through Zoom to raise 
your hand and you will be called on when it is your turn. 

 All public meeting attendees will be muted during the meeting, unless the Chair or meeting facilitator invites them 
to speak live during the meeting.

 Meetings are recorded and will be published on the Town's web page

 For technical difficulties please email Bill.Shrum@townofeagle.org and we will do our best to assist you.
 

6:00 PM ‐ REGULAR MEETING CALLED TO ORDER 
 

APPROVAL OF MINUTES Approval of the minutes from the March 3, 2020 meeting of the Planning and Zoning Commission.

1. March 3, 2020 
 

PUBLIC COMMENT
Citizens are invited to comment on any item not on the Agenda subject to a public hearing. Please limit your comments to five (5) 
minutes per person.
 

PUBLIC HEARINGS 
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1. Project: 446 Washington Street Zoning Variance
  File # V20‐01

  Applicant: Tracie Schumacher

  Location 446 Washington Street

  Staff Contact: Jessica Lake ‐ Planner I

  Request: Zoning Variance to reduce the front yard setback from 25' to 2.6' to build a new garage with an 
accessory dwelling unit above. 

2. Project: Red Mountain Ranch Preliminary Plan/Final Plat
  File # PPFP19‐01

  Applicant: Red Mountain Ranch Partnership, LLP
Eagle River Commercial, LLC
Griffin Development, LLC

  Location Approximately 106 acres on the east end of the Town boundaries, south of Highway 6, north of 
the Eagle River.

  Staff Contact: Carrie McCool ‐ Contract Planner

  Request: Request for concurrent Preliminary Plan/Final Plat to subdivide the 106.194 acre property of 
land into seven (7) parcels.

3. Project: Talon Flats Minor Development Permit 
  File # DR20‐01

  Applicant: Bryan Desmond, Venture Associates, LLC

  Location 1203 Capital Street/761 Sylvan Lake Road

  Staff Contact: Carrie McCool ‐ Contract Planner 

  Request: Minor Development Permit approval for a mixed‐use building with 1,264 square feet of retail 
space; 1,014 square feet of office space; and twenty (20) residential rental units.

 

TOWN BOARD OF TRUSTEES MEETING REVIEW
Staff update to the Planning & Zoning Commission on recent decisions made by the Board of Trustees on various Land Use files.
 

COMMUNITY DEVELOPMENT DEPARTMENT UPDATE
Staff update to the Planning & Zoning Commission on recent work and upcoming files.
 

OPEN DISCUSSION 
 

ADJOURN 

I hereby certify that the above Notice of Meeting was posted by me in the designated location at least 24 hours prior to said 
meeting.

 ________________________                                       

Jessica Lake
Planning Technician
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MINUTES 
Planning & Zoning Commission 

Tuesday, March 3, 2020 
6:00 PM 

Public Meeting Room / Eagle Town Hall 
200 Broadway  

Eagle, CO 
This agenda and the meetings can be viewed at www.Townofeagle.org. 

PUBLIC WIFI - TOEE – ((TOEEWireless)) 
 

6:00 PM - REGULAR MEETING CALLED TO ORDER  

Interim Chair Brent McFall called the meeting to order at 6:00 p.m. 
 

COMMISSIONERS PRESENT 
Stephen Richards, Jesse Gregg, Matthew Hood, Charlie 

Perkins, Kyle Hoiland, and Brent McFall. Bill Nutkins 
joined at 6:06pm. 

 
 

COMMISSIONERS ABSENT 
Jason Cowles 

STAFF 
Brandy Reitter - Town Manager 

Angie Kyle - Administrative Tech II 
Jessica Lake - Planner I 

Jenny Rakow, Town Clerk  

  
 

 

APPROVAL OF MINUTES  

Commission Comments: asked admin to make minor corrections in the minutes.  
 

1. February 18, 2020 

  

 
MOTION: COMMISSIONER KYLE HOILAND MOTIONED TO APPROVE THE MINUTES BASED ON REVISIONS. 
MOTION WAS SECONDED BY COMMISSIONER JESSE GREGG AND PASSED WITH A VOTE OF 8 IN FAVOR AND 0 
OPPOSED. 

 

PUBLIC COMMENT 

Interim Chair opened public comment. There was no public comment. 
 

BUSINESS ITEMS  
 

1. Per approved Resolution 10, Series 2020 "A Resolution of the Board of Trustees of the Town of Eagle, Colorado, 
Appointing Bill Nutkins, Brent McFall, Robert Townsend and Lani Webb to Fill Vacancies on the Town of Eagle 
Planning and Zoning Commission." 
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a. Robert, Lani, and Brent were swore in as Planning and Zoning Commission members by the Town Clerk.

2. Commission Appointments to Chair and Vice Chair Positions 
Nominations of Chair:
a. Hoiland nominates McFall as Chair.
b. Perkins nominates Hood as Chair

Nutkins joined the meeting at 6:06pm. 

The Commission voted for Chair as follows: 
a. Matthew Hood: McFall, Webb, Gregg, Perkins vote for Hood as Chair
b. Brent McFall: Nutkins, Hood, Hoiland vote for McFall as Chair

MOTION: THE COMMISSION VOTED TO APPROVE MATTHEW HOOD AS CHAIR OF PLANNING AND 
COMMISSION WITH A 4 TO 3 VOTE. 

Town Clerk swears in Bill Nutkins. 

Vice-Chair nominations: 
a. Nutkins nominates McFall as Vice Chair

MOTION: THE COMMISSION VOTED TO APPROVE BRENT MCFALL AS VICE-CHAIR OF PLANNING AND 
COMMISSION WITH AN UNANIMOUS VOTE.  

3. 
Proposed Amendment to Section 4.04.060 of the Eagle Municipal Code Schedule of Uses Permitted in Residential 
Zone Districts. 

a. 
Ordinance No. 09 (Series of 2020) An Ordinance of the Board of Trustees of the Town of Eagle, Colorado 
Amending Section 4.04.060 of the Eagle Municipal Code, to Allow Recreational Vehicle Parks as a Special Use in 
the Rural Residential Zone District. 

The Town Manager presented the proposal to add recreation vehicle parks to a rural residential zone district. 

Commission Comments: The commissioners asked if this request is revenue driven, and if there would be a 
camping fee.  They also wanted to know if the town had enough staff for enforcement, and if there was urgency 
for this amendment.  The commission want to know what they could put in the code regarding the ordinance as 
well as what the proposed lot size. 

MOTION: COMMISSIONER BRENT MCFALL MOTIONED TO RECOMMEND TO THE TOWN BOARD OF TRUSTEES 
THE PROPOSED AMENDMENT TO SECTION 4.04.060 OF THE EAGLE MUNICIPAL CODE SCHEDULE OF USES 
PERMITTED IN RESIDENTIAL ZONE DISTRICTS. MOTION WAS SECONDED BY NUTKINS AND PASSED WITH A 
VOTE OF 8 IN FAVOR AND 0 OPPOSED. 
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TOWN BOARD OF TRUSTEES MEETING REVIEW 

• Village Market asking to extend their vested rights at the Town Board of Trustees’ next meeting on March 10, 
2020. 

• Short-Term Rentals – Town is trying to keep it simple.  Staff is going to create an ordinance to place them on an 
equal playing field with lodging.  There is a requirement, if you are an absent owner, you have to have a 
property manager.  Staff prefers to use a third party to administrator, track, and collect fees.   The town will set 
up a licensing program.  Many communities charge an annual fee, and Staff is estimating about 60-70 Short-
Term Rentals in Eagle.   

• Compensation for P&Z Members - the Town Board of Trustees’ compensation is below market.  They 
mentioned that whatever considerations with compensation, they will also look at Planning & Zoning 
commission as well.  This will be discussed in April. 

• Black Hills Energy is doing a major gas pipeline along 6 hwy.  They are doing an upgrade because of the town’s 
growth.  It's going to be in April/May.  It won't completely close Hwy 6, but it will go to one lane.  The town will 
do maintenance on the road at the same time.  Communication from the Town will provide updates.   

 

COMMUNITY DEVELOPMENT DEPARTMENT UPDATE  

• Elevate Eagle Meeting in regards to the Land Use Code - we are getting into the code and will get feedback 
from the Land Use Code committee. 

• Hwy 6 Corridor:  The Town Manager is working on RFP.   
• Community Development Director Open Position - this position is open until filled.  Hoiland volunteered to be 

on the interview committee. 
 

OPEN DISCUSSION  

Commission recommended to the Town Manager to consider slowing speed limit down on Hwy 6.   
 

ADJOURN  

MOTION: COMMISSIONER HOILAND MOTIONED TO ADJOURN. MOTION WAS SECONDED AND PASSED WITH A VOTE 
OF 7 IN FAVOR AND 0 OPPOSED. 

Approved: 
Date: 

  

 
 

 
Matthew Hood, Chair 
  

    Angie Kyle, Community Development Administrative Tech II  
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CERTIFICATE OF RECOMMENDATION 

TO: Planning & Zoning Commission  

FROM: Department of Community Development 

DATE: April 21, 2020 

PROJECT NAME: 446 Washington Street Setback Variance 

FILE NUMBER:  V20-01 

APPLICANT:  Tracie Schumacher 

LOCATION:  446 Washington Street 

CODE: Section 4.03.010 (General Purposes) 
Section 4.04.080 (Schedule of Requirements in Residential Districts) 
Section 4.04.100 (Supplementary Regulations and Standards) 
Section 4.05.020 (Variance Standards)  

ZONING:   Residential Multi-Family (RMF)  

EXHIBIT(S): A. Project Narrative  
B. ILC
C. Design Drawings
D. Updated Design Drawings March 31, 2020
E. Picture Slides from Applicant
F. Public Comment Letters

PUBLIC COMMENT: Staff has received one (1) neighborhood petition and six (6) letters of 
public comment as of April 17, 2020. Letters received after this time will 
be gathered and entered into the public record at the hearing.  Public 
comment letters are attached as Exhibit F of this document. 

STAFF CONTACT: Jessica Lake, Planner I – Jessica.lake@townofeagle.org 

REQUEST: Zoning variance to reduce the front yard setback from 25’ to 2.6’ to 
build a new garage with an accessory dwelling unit above. 
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DISCUSSION:  
 
The subject property is zoned Residential Multi-Family (RMF) and located at 446 Washington Street on 
the corner of Washington and 5th Street. The parcel is 6,229 sf and comprised of two historic lots, each 
historic lot is 25 ft wide.   
 
The applicant is proposing to demolish an existing garage located in the south-east corner of the property 
and construct an accessory building which, as proposed in the application, will require a variance from the 
front yard setback of the lot line that faces 5th Street. Specifics of the variance request are as follows: 
 

Proposed New Accessory Structure 

Zone 
District 

Min. Lot Area 
/ Dwelling 

Unit 

Min. 
Front 
Yard 

Min. 
Side 
Yard 

Min. 
Rear 
Yard 

Min. 
Build 

Height 

Min Lot 
Coverage* 

Max 
Floor 
Area 

RMF n/a L 2.5' 2.5’ 2’ 35' 
Building 50%; all 
other impervious 

20% 
150% 

 

Required Setbacks for an Accessory Structure 

Zone 
District 

Min. Lot Area 
/ Dwelling 

Unit 

Min. 
Front 
Yard 

Min. 
Side 
Yard 

Min. 
Rear 
Yard 

Min. 
Build 

Height 

Min Lot 
Coverage* 

Max 
Floor 
Area 

RMF n/a L 25' 2.5’ 2’ 35' 
Building 50%; all 
other impervious 

20% 
150% 

 

Required Setbacks for a Primary Structure 

Zone 
District 

Min. Lot 
Area / 

Dwelling 
Unit 

Min. 
Front 
Yard 

Min. Side 
Yard 

Min. 
Rear 
Yard 

Min. 
Build 

Height 

Min Lot 
Coverage* 

Max 
Floor 
Area 

RMF 6,000 sf 

L 25' 

Greater of 
12.5' or½ 
building 
height 

20' 35' 
Building 50%; 

all other 
impervious 20% 

150% 

C 25'      

A 50'      
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The existing home and shed on the property pre-date the code and therefore are under the legal non-
conforming use category.  The front yard setbacks are currently not met by the home or by the existing 
garage.  The shed does not meet the side yard setbacks for an accessory structure. The home currently is 
setback 5.3-ft from the 5th Street property line as reflected in the improvement survey.  The existing 
garage sits much closer to the property lines along the alley and 5th Street.  While the applicant’s request 
does not meet the front yard setback requirement, it does bring the accessory structure into greater 
compliance with the regulations than the existing structure. 
 
Staff consulted the following code sections when reviewing the existing conditions of this property. 
 
Section 4.04.100 – Supplementary regulations and standards 
 
G. Legal nonconforming uses, structures, and lots.  Any use, structure, or lot in existence and lawful at the 
time of adoption of the ordinance from which this Title is derived or any subsequent amendment hereto, 
which is not in conformance with the provision of this Title or amendment, shall be considered a legal 
nonconforming use, structure or lot and may continue in existence pursuant to the following:   

4. A building which does not meet the setback, height or other site requirements of this chapter 
may be repaired, maintained, or extended, provided any such extension is in full compliance 
with all provisions of this chapter. 

H. Supplementary setback regulations. 
3. Through and corner lots.  On lots bordered on two sides by streets, whether on contiguous or 

opposite sides, front yard setbacks shall be required along both streets. 
7. Accessory buildings. 

b. Provided, however, in the section of Town that lies within the boundaries of Grand 
Avenue, McIntire Street, 7th Avenue, and Church Street, accessory buildings shall observe 
a two-foot setback from the rear lot line and 2.5-foot setback from the side lot lines. 

 
From aerials and the submitted plans provided by the applicant, it does appear that the right of way (and 
currently unused portions of the right of way) might be somewhat excessive along 5th Street.  However, 
the property’s surrounding neighborhood experiences a steady flow of pedestrian, bike and vehicular 
traffic, especially around Town Park, located across 5th Street to the South of the subject property.  County 
buses and school buses have routes along 5th Street.  Town Park draws community members throughout 
the daytime and evening hours and the County Building and several County owned properties are along 
5th Street.  
 
The 5th Street right of way is 80 ft wide.  Sidewalk exists along the North side of 5th Street between Capitol 
and Broadway and between Broadway and Wall Street.  The sidewalk then turns North along Wall Street 
and terminates about halfway up the block.  There is currently no sidewalk along 5th between Wall Street 
and Washington Street or between Washington Street and McIntire Street.  Public Works has no current 
plans to continue the sidewalk along the rest of 5th Street, but it is possible that they may wish to do so in 
the future and the 80 ft right of way would provide the necessary area for future sidewalks and/or parking 
along 5th Street.  Future use of the right of way would accommodate increased traffic and could provide 
parking to alleviate some of the demands on Broadway.  The 1985 Master Plan proposed the possibility 
of incorporating multiple buildings where the County Building currently sits, one of which would be Eagle 
Town Hall, creating a Government Campus of County and Town staff.  They were concerned with traffic 
flow in 1985 as well, especially in the area from Grand to Broadway and along the Park and “Government 
Campus”, the thought then was to create a more pedestrian friendly area.  The existing garage could limit 
the future potential for a sidewalk and /or parking along 5th Street.  The proposed new structure would 
provide a buffer, but not at the adopted standard.  
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The GIS Map below provides an aerial view of the area, this view helps us see that while the existing garage 
structure does not line up with the rest of the street, the home does.  This would indicate that the 25-foot 
front yard setback along 5th Street has not taken effect.  There could be several reasons for this, from 
observation of the area, the most likely is that re-development has not yet occurred along 5th Street.  
 

 
 
The applicant argues that the variance is required to preserve an old, historic log structure located north 
of the existing garage in the north-east corner of the property. The application states that in order to 
comply with the 25-foot setback from 5th Street, the old log structure would need to be demolished in 
order to place the accessory building in that location. The applicant has shared two site plans and a revised 
set of site plans. One plan illustrates the layout of the garage/ADU that complies with Code requirements 
by meeting the setback on 5th Street. The other site plan shows the layout of the garage/ADU with 
approval of this variance request.  Town staff has discussed alternate options with the applicant, allowing 
the applicant to meet the zoning regulations.  At this time, the applicant prefers to bring the application 
forward as-is for Planning Commission review.    
 
ZONING VARIANCE STANDARDS 
 
The Planning Commission may grant a variance provided it finds both Subsections (A)(1)(a) and (b) of 
this section and either Subsection (A)(1)(c) or (d) of this section are applicable: 
 

(a) That the variance granted is without substantial detriment to the public good and does not 
impair the intent and purposes of the Town's regulations, goals, policies and plan, including the 
specific regulation in question; and 

(b) That the variance granted is the minimum necessary to alleviate the hardship; and 

(c) That there exists on the property in question exceptional topography, shape, size or other 
extraordinary and exceptional situation or condition peculiar to the site, existing buildings, or 
lot configuration such that strict application of the zone district requirements from which the 
variance is requested would result in peculiar and exceptional practical difficulties to or 
exceptional and undue hardship upon the owner of the property in question; OR 
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(d) That such exceptional situation or condition was not induced by any action of the applicant and 
is not a general condition throughout the zone district. 

CONDITIONS FOR A ZONING VARIANCE 
 
In review of the standard, staff refers to three primary Town enacted documents:  

• Title 4 of the Town of Eagle Municipal Code – Land Use and Development Code 
• The Town of Eagle Strategic Plan – Adopted in 2017 
• The Eagle Area Community Plan – Adopted in 2010 

 
Title 4 of the Land Use Code indicates the following purposes:    
 
Purpose J: Providing for a variety of housing and neighborhood types and densities and a range of housing 
costs.  
 
This project is in line with Purpose J to increase housing stock and the variety of housing within the Town 
with the addition of the accessory dwelling unit. 
 
Town of Eagle Strategic Plan:  
 
Major Objective 8: Improving housing availability and affordability.  
 
Major Objective 8 was included in the Strategic Plan in order to promote cost-effective solutions in 
maintaining adequate housing supply and support for the entire population. The construction of an ADU 
will lend to Objective 8 by increasing the housing supply. 
 
Eagle Area Community Plan: Chapter 3: Land Use – Community Needs  
 
Chapter 3 of the Eagle Area Community Plan states that maintaining an appropriate and full spectrum of 
dwelling unit types and price points is very important in a fast growing and increasingly expensive 
community like Eagle. The proposed ADU would provide an affordable housing option and add to the 
variety of dwelling units. 
 
Eagle Area Community Plan: Chapter 12: Historic Preservation 
 
Chapter 12 of the Eagle Area Community Plan states that new development, including infill and 
redevelopment, should incorporate references to the physical and cultural history of the Eagle Planning 
Area. Staff has not been provided any evidence to suggest or prove that the log structure is historic, 
however the plan exactly meets this criteria as it does create an infill accessory structure that references 
the physical history by maintaining the log structure, which looks historical but might not be historical. 
 
Standard (a): That the variance granted is without substantial detriment to the public good and does 
not impair the intent and purposes of the Town’s regulations, goals, policies and plans, including the 
specific regulation in question. 
 
Applicant Analysis (a): 
 
The granting of the variance requested is without substantial detriment to the public good and does not 
impair the intent and purposes of the Town’s regulations, goals, policies and plans. The preservation and 
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repurposing of an old log outbuilding provides public benefits to the community by allowing the 
preservation of some of the historic past of the Town of Eagle. These early log structures reflect the 
pioneering days when the Town of Eagle was established. These logs building are well illustrated in various 
history books written about the Town.  Locating the garage/adu on the south east corner of the property 
would minimize impacts of this building on the neighboring property to the north and be in keeping with 
the pattern for the location of many of these building within the historic town. The Town’s Master Plan 
calls for the development of underutilized lots within the Historic Town. It also promotes the creation of 
workforce housing. Historic Preservation, Chapter 12 of the The Eagle Area Community Plan, addresses 
importance of references back to the early days of the Town of Eagle and Eagle County. This Chapter 
specifically references the importance of maintaining “western, historical character within the Town 
Center Character Area.” This Chapter goes on to state, “in an effort to recognize and preserve the cultural 
heritage of the Eagle Planning Area, the Town and County should … preserve resources and design new 
projects in the context of this overarching goal.” The restoration of the historic home and the preservation 
of the small log building on the north east corner of the property complies with these policies. 
 
Staff Analysis (a): 
 
The purpose of the front setback regulation is to promote public safety and provide sufficient open space 
and separation between structures in keeping with the character of the zone district. Public safety is 
promoted with a standard sightline along the street frontage and safe access for motor vehicles as they 
turn from alleys or from one street to another.  Granting the variance would maintain the existing garage 
setback while preserving the historic cabin accommodating reasonable use of the property consistent 
with surrounding properties. The existing building setbacks along 5th Street create a situation that 
warrants a balancing of these needs. 
 
Staff finds that the variance request meets this requirement.  The variance would not create a substantial 
detriment to the public and does not impair the intent and purposes of the Town’s regulations, goals, 
policies, and plans.  
 
AND Standard (b): That the variance granted is the minimum necessary to alleviate the hardship. 
 
Applicant Analysis (b): 
 
The variance requested is the minimum necessary to alleviate the hardship This location provides a 
reasonable separation of the garage/adu from the existing log structure and allow landscape treatment 
to make this 12 foot space meaningful. The proposed location of this structure would comply with the 2-
foot rear property setback and the 2.5 side yard setback allowed for an accessory building if located on 
an interior property of this block. 
 
Staff Analysis (b): 
 
Staff finds that this request does not meet Standard (d).  The hardship is self-imposed and therefore is not 
the minimum necessary to alleviate the hardship.  The reduction of the setback by 22.5-ft provides for 
almost a 12-ft buffer between the new structure and the existing historical shed, this does not meet the 
minimum necessary qualification.  Much could be done to reduce the amount of variance requested. The 
log structure could be relocated or removed to accommodate the zoning regulations.  Self-imposed 
hardships typically are seen to weigh heavily against an owner seeking variance per Levy v. BOA Arapahoe 
County.  The applicant argues that the existence of the log structure makes this situation exceptional. The 
granting of the variance does not require the preservation of the structure; however, the Commission has 
the ability to impose reasonable conditions on a variance should they so choose.   
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AND Standard (c): That there exists on the property in question exceptional topography, shape, size or 
other extraordinary and exceptional situation or condition peculiar to the site, existing buildings, or lot 
configuration such that strict application of the zone district requirements from which the variance is 
requested would result in peculiar and exceptional practical difficulties to or exceptional and undue 
hardship upon the owner of the property in question;   
 
Applicant Analysis (c): 
 
The applicant did not provide an analysis for Standard (c). 
 
Staff Analysis (c): 
 
Staff finds that this request does not meet Standard (c). The shape and topography of the lot are standard 
and while two historic lots exist on one parcel, this is common throughout the Town of Eagle and does 
not restrict the owner from constructing an accessory structure that meets the zoning requirements.  The 
existing buildings and existing setback nonconformities along the 5th Street might represent a concern, 
however this does not meet Standard (c), as it represents a common concern found along the entirety of 
the street frontage.  The existing home and garage already to not meet setback requirements.  None of 
the lots along 5th Street, between the cross streets of McIntire and Church, meet the 25-foot setback 
requirement. Adhering to the setback would not be consistent with current building placement/setbacks 
along 5th Street.   
 
 
OR Standard (d):  That such exceptional situation or condition was not induced by any action of the 
applicant and is not a general condition throughout the zone district. 
 
Applicant Analysis (d): 
 
The unique characteristics and exceptional situation of this property include the existing log structure 
located on the north east corner and the proximate location of the accessory building on the property to 
north. Such exceptional situation or conditions were not induced by any action of the applicant and is 
not a general condition throughout the zone district. They were present when this applicant purchased 
the property. 
 
Staff Analysis (d): 
 
Staff finds that the request does not meet Standard (d).  There are many parcels in Eagle that have sheds 
or accessory structures of one type or another that a homeowner might wish to keep, but in keeping them 
would prevent the owner from constructing an infill project on that lot.  This is a general condition 
throughout the zone district.  The historical lots could likewise be considered an exceptional condition, 
excepting that they too are a general condition throughout the zone district.  Neither of these elements 
were induced by any action of the applicant, but they are not exceptional in nature. 
 
 

STAFF RECOMMENATION 
 
Staff recommends denial of the variance request to reduce the front yard setback from 25’ to 2.6’ to build 
a new garage with an accessory dwelling unit above, as the request does not meet Findings (b), (c), or (d).  
Staff does not find for standard (b) because the structure could be built in a different location and meet 
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the zoning regulations.  Staff does not find for standards (c) and (d) because the existing conditions on the 
lot are common throughout the zone district. 
 

PLANNING & ZONING COMMISSION 
 

1. Questions of Staff and/or Applicant 
 

2. Public Comment 
 

3. Deliberations 
 

PLANNING AND ZONING COMMISSION POTENTIAL MOTIONS 
 
Below are the Planning and Zoning Commission options related to V20-01 446 Washington Street Variance 
request to reduce the side setback from 25’ to 2.6’ for a new accessory structure: 
 
1.   I find the application substantially meets the standards for approval, and move to APPROVE 
the request to reduce the front yard setback from 25’ to 2.6’ to build a new accessory structure with no 
conditions.  Based upon Standards (A), (B), and (C) or Standards (A), (B), and (D). 
 
2.   I find the application substantially meets the standards for approval, and move to APPROVE 
the request to reduce the front yard setback from 25’ to 2.6’ to build a new accessory structure with the 
following conditions of approval: 
 
<insert conditions of approval> 
 
3.   I find that the applicant has not provided sufficient information to review the application  
per the standards for approval and move to CONTINUE the request to reduce the front yard setback from 
25’ to 2.6’ to build a new accessory structure to the next regularly scheduled meeting. 
 
4.   I find that the application does not substantially meet the standards for approval and move to DENY 
the request to reduce the front yard setback from 25’ to 2.6’ to build a new accessory structure.  The 
decision is based on failure to meet Standards (B), (C) and (D) as mentioned in staff’s recommendation. 

Page 13 of 104



February 7, 2020


Town of Eagle 
Planning Director and Planning and Zoning Commission 
PO Box 609 
Eagle, CO 81631


Re: Variance Application 

Dear April Kroner and Commissioners,


This application concerns a request for variance from a 25 foot setback 
regulation to construct an accessory building (garage/adu) in the rear of a 
property at the north east corner Washington Street and Fifth Street (446 
Washington Street).   This property contains one of the earliest founding 
homes within the original Townsite of Eagle and is shown on a 
photograph dated 1939 of a rodeo being held across the street in what is 
now the Town Park/Eagle County Complex.  You can also see the young 
tree that is now carved into an art sculpture.  The vision for this property 
was to make this corner property an example of a carefully designed  and 
executed  renovation over time.  Since purchasing the property, I have 
completed major renovations to all exterior and interior components (new 
water and sewer lines) + maintain landscaping of yard and town property  
at easement locations.  See attached photographs presentation to 
reference the property. Currently there is an old log outbuilding located on 
the north east corner of the property.  I am asking for the town to grant 
me the opportunity to repurpose and renovate this “historical” cabin, 
aiming for the preservation of some of Eagle’s Unique History. 


Also there is an existing nondescript, white garage constructed in the 
1960’s located on the south east corner of the property.  I would like to 
demolish this building and construct a garage and ADU generally in this 
same location.  


446 WASHINGTON ST 
EAGLE, COLORADO 
VARIANCE REQUEST 
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In conversations with several staff members of the Department of 
Community Development over the last three years, I understand that the 
same front yard setbacks governs any structure located on a corner 
property; 25-foot setbacks for any building from Washington Street and 
also a 25-foot front setback for any building from Fifth Street.   Hence my 
application for this variance.  Please see attached Location Improvement 
Survey, and proposed site plan showing the footprint of the new garage/
adu on the south east corner of the property.


In order to comply with a 25-foot setback from Fifth Street the old log 
structure would need to be demolished in order to place my accessory 
building in that location.  On the neighboring property to north, an 
accessory building has been constructed on the south east corner of the 
property and would be severely impacted by the construction of a 
garage/adu in the north east corner of my property.  (Also will not meet 
fire code regulations)   As mentioned above, the preservation and re-
purposing of this old log structure is a goal for the future of this historic 
property and from a landscape perspective the yard area between this 
existing old log structure and the new garage/adu would be an attractive 
space.  The placement of  the new garage/adu in the same general 
location as the existing garage preserves a small part of the history of the 
Town of Eagle,  significantly reduces impacts of the new building on my 
neighbor to the north and reduces impervious surface of the property.  
After reviewing with my neighbor  he concurs with the presented variance 
location.  These references back to the early building vernacular of the 
Town become more and more important as we move into the future and 
contribute to the authenticity of the Town.


It is interesting to note that there are many accessory buildings without 
setbacks located on the corners of alleys with roadways within the 
Townsite of Eagle. At the northern end of this block two such garages 
exist on either corner of each property.  Similarly, on the south west side 
of Town Park  a two-story accessory building has been constructed on 
the  corner of the alley. This property is in the Multi-Family Zone District. 
The Future Land Use Map in the Town of Eagle Master Plan identifies this 
property as part of the Historic Town designation which allows for a 
variety of Zone Districts.  As referenced above, setback regulations for 
corner lots require 25-foot setback from both streets or in this case 
Washington Street and Fifth Streets.  This double front setback 
requirement  does not provide a distinction for primary or accessory 
buildings and is the basis of this variance application.  (Two front yards)


Page 15 of 104



The Land Use and Development Code provides that a “variance from the 
strict application of any zone district requirement or supplementary 
regulation of this chapter may be granted by the Planning Commission 
following the procedures and conditions herein, except that no use shall 
be allowed in any zone district in which it is not listed as a permitted or 
special use. The Planning Commission may grant a variance provided it 
finds both Subsections (A)(1)(a) and (b) of this section and either 
Subsection (A)(1)(c) or (d) of this section are applicable.


a.	 “That the variance granted is without substantial detriment to the 
public good and does not impair the intent and purposes of the 
Town's regulations, goals, policies and plan, including the 
specific regulation in question; and”


b.	 “That the variance granted is the minimum necessary to alleviate 
the hardship; and”


c.	 “That there exists on the property in question exceptional 
topography, shape, size or other extraordinary and exceptional 
situation or condition peculiar to the site, existing buildings, or 
lot configuration such that strict application of the zone district 
requirements from which the variance is requested would result 
in peculiar and exceptional practical difficulties to or exceptional 
and undue hardship upon the owner of the property in question; 
or”


d.	 “That such exceptional situation or condition was not induced by 
any action of the applicant and is not a general condition 
throughout the zone district.”


In granting a zoning variance, the Planning Commission shall modify the 
application of the regulation so that the spirit of the title is observed, 
public safety and welfare secured, and substantial justice done.”


We believe that this variance application meets standards A.1.a, A.1.b 
and A.1.d
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Compliance with A.1-a


The granting of the variance requested is without substantial detriment 
to the public good and does not impair the intent and purposes of the 
Town’s regulations, goals, policies and plans.  The preservation and 
repurposing of an old log outbuilding provides  public benefits to the 
community by  allowing the preservation of  some of the historic past of 
the Town of Eagle.  These early log structures reflect the pioneering 
days when the Town of Eagle was established.  These logs building are 
well illustrated in various history books written about the Town.  
Locating the garage/adu on  the south east corner of the property would 
minimize impacts of this building on the neighboring property to the 
north and be in keeping with the pattern for the location of many of 
these building within the historic town.   The Town’s Master Plan calls 
for the development of underutilized lots within the Historic Town.  It 
also promotes the creation of workforce housing.  Historic Preservation, 
Chapter 12 of the The Eagle Area Community Plan, addresses 
importance of references back to the early days of the Town of Eagle 
and Eagle County. This Chapter specifically references the importance 
of maintaining “western, historical character within the Town Center 
Character Area.”  This Chapter goes on to state, “in an effort to 
recognize and preserve the cultural heritage of the Eagle Planning Area, 
the Town and County should … preserve resources and design new 
projects in the context of this overarching goal.” The restoration of the 
historic home and the preservation of the small log building on the north 
east corner of the property complies with these policies    


This application is without substantial detriment to the public good and 
does not impair the intent and purpose of the Town regulations and 
complies with the Town’s goals and policies.


Compliance with A1-b


The variance requested is  the minimum necessary to alleviate the 
hardship This location provides a reasonable separation of the garage/
adu from the existing log structure and allow landscape treatment to 
make this 12 foot space meaningful.  The proposed  location of this 
structure would comply with the 2-foot rear property setback and the 
2.5 side yard setback allowed for an accessory building if located on an 
interior property of this block.   
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Compliance with A1 d


The unique characteristics and exceptional situation of this 
property include the existing log structure located on the north 
east corner and the proximate location of the accessory building 
on the property to north.  Such exceptional situation or 
conditions were not induced by any action of the applicant and 
is not a general condition throughout the zone district.  They 
were present when this applicant purchased the property./


Thank you for your consideration of this variance application.  We 
believe variance application allows us to continue to improve this 
important property located on the north side of the Town Park.   
Rehabilitating and repurposing old log structures add to the visual 
charm of the Town of Eagle and comply with policies for this area of 
Town referenced in the Eagle Area Community Plan.   


 


Sincerely, 


Tracie Schumacher


446 Washington Street


Eagle, CO 81631


Property Owner
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446 Washington House

TOWN PARK  1939
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Goal: To Repurpose old Town of Eagle “Historic” Cabin
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March 12, 2020 

Town of Eagle Planning and Zoning Commission 

RE:   Zoning Variance Application 446 Washington 

 

Dear Commissioners, 

 

As the owner of the adjacent property, 440 Washington, I would like to state my opposition to the 
zoning variance request submitted by Studio 80 Interior Designs, Inc.  I feel that many of the conditions 
not met by the applicant in the previous October 2019 variance request continue to be out of 
compliance in the current application.  Specifically, the property owner does not reside at the property 
for residential use, and in fact operates a commercial business from the site, which is a non-conforming 
use.  The Site Plan submitted by Studio 80 Interior Designs, Inc. for construction of an ADU 
demonstrates an expansion of this business operated at 446 Washington Street.  See Site Plan graphics. 

 

 

 

 

 

 

 

 

I agree that there are many historic structures located on Block 31 in the Town of Eagle.  It is a 
residential neighborhood containing several of the town’s oldest homes.   In this aspect, my home is 
different.  In 1990, my home was constructed on two lots that were partitioned from the adjacent 
parcels.  440 Washington sits in between two historical homes and space is very limited.  446 
Washington St. is a unique corner parcel in that it now sits on only two lots (23 & 24); lot 22 having been 
annexed by 440 Washington.  This explains why my single car garage literally touches the “historic 
cabin” across the property line, and why my neighbor’s fence is physically attached to the side of my 
house.  The property located at 446 Washington Street has been previously developed, and further 
development potential has been compromised.   
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Granting a zoning variance request to further reduce the boundary line set backs would create undo 
crowding in this neighborhood.  My observation of this area during Town Park Concerts is one of great 
activity.  It is located directly across the street from the performance stage, where band equipment 
trucks park and stage set up occurs.  This is also where the town places their event dumpsters.  It serves 
as a natural pedestrian entrance to the park as many people walk the alley and cross 5th street at this 
intersection.  Fifth Street is a busy main thoroughfare, which concerns public safety and welfare. 

 

I feel it is unwise to further constrict 5th Street at this natural choke point.  It would also decrease 
visibility further for drivers wanting to turn out of the alley and on to 5th Street.  When a vehicle is 
parked in the driveway in front of the currently standing garage, this is already a problem.  Plans for a  
35-foot tall ADU in this location, which is constructed 2 feet from the rear alley boundary and 2.5 feet 
from the Fifth Street boundary are unacceptable.  Thank you for your consideration. 

 

 

Sincerely, 

 

Marc von Stralendorff 

440 Washington St.  

Property Owner 
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From: MARC VON STRALENDORFF <marc.vonstralendorff@eagleschools.net> 
Sent: Wednesday, October 23, 2019 2:11 PM
To: April Kroner <april.kroner@townofeagle.org>
Subject: 446 Washington Street

Hi April,

I am not able to find the application material for 446 Washington Street at the "Active Land Use 
Applications" web page.  The only ones listed are: #1-Chambers East, #2-410 Broadway, #3-1088 & 
1092 4th of July lot, and #4-Red Mountain Ranch.

My first question is - what is the current set-back of the existing building she is wanting to replace? 
Is it less than 25 feet, but more than 2.5 feet.  This request represents a 10-fold distance change.

My observation of this area during Town Park Concerts is one of great activity.  It is located directly 
across the street from the performance stage, where band equipment trucks park and stage set up 
occurs.  This is also where the town places their event dumpsters.  It is also a natural pedestrian 
entrance to the park as many people walk the alley and cross 5th street at this intersection.

I feel it is unwise to further constrict 5th Street at this natural choke point.  It would also decrease 
visibility further for drivers wanting to turn out of the alley and on to 5th Street.  When a vehicle is 
parked in the driveway in front of the currently standing garage, this is already a problem.  Thank 
you for your consideration.

Marc von Stralendorff
--
Marc von Stralendorff
Battle Mountain High School
Science Department
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From: Cactus Jack
To: Jessica Lake
Subject: Tracie Shumacher variance
Date: Tuesday, March 17, 2020 10:19:59 AM

As an adjacent property owner I have been invited to comment on this application for
variance.

I have spoken to the applicant and her neighbors. The aspect of most concern to me was a
comment, by neighbors,that the overall height of the project would be 35 feet. that seems
excessive and I fear it would set a precedent for future development in the neighborhood.

Aside from that, I don't have an issue with the setback variance. The remodeling that she has
done so far is tasteful and attractive. I would expect the same for the new construction. And, I
like that she wants to preserve the existing log structure
in her yard.

Jack Niswanger
505 Washington
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From: Rich McCain
To: Jessica Lake
Subject: V20-01 446 Washington Zone Variance
Date: Saturday, February 29, 2020 5:46:41 PM

To whom it may concern:

I am personally not in favor of this proposal for several reasons, but for the reason of the set-
back from 25’ down to 2.5’ this would not be in line with the entirety of 5th Street if viewed 
from either end of the street, and as both sides of 5th Street are parking for the Town Park, 
especially in the vicinity of her property. Miss Schumacher has mentioned one of the older 
buildings on the property is of "historical value” , the building she mentioned was actually an 
old chicken coop from the early 1950’s. 

Rich McCain
431 Wall Street
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March 16, 2020 

 

To The Town of Eagle Planning and Zoning Commission: 

My name is Jessica von Stralendorff.  My family and I reside at 440 Washington Street.  Our 
home is next door to 446 Washington Street.  We purchased our home in November 2009 and 
moved in February 2010.  At that time, renters resided in 446 Washington Street.  I don’t recall 
when I met Tracie Schumacher, since the first few years living in our home, several renters resided at 
446 Washington Street and since owning the home located at 446 Washington Street, Tracie 
Schumacher has never resided at the said location.  I believe it was in 2013 that Tracie began altering 
the historic home and that is when I noticed that she was running a business from the MRF home 
located at 446 Washington Street.  Tracie’s primary residence is located at 258 Tanager Circle located 
in the Orchards in Eagle. 

I have several concerns with this application.  The first being that Tracie Schumacher has 
never lived in this home and does not currently live in the home.  (Section 4.04.060 of the Code).   
The first notice we received from the Town of Eagle, dated October 16, 2019, for a variance was 
rejected because she could not provide proof of residency.  I now have received a second letter 
dated 2/20/2020 requesting the same variance, four months later.  Also requested from the Town 
of Eagle were a motor vehicle registration and a utility bill.  Only the utility bill was posted, but not 
until 3/5/2020.  Because she runs a business from the home, I do not consider a utility bill a valid 
proof of residence.   

Per Eagle County Zone Districts, Article 3-340, she is in violation of advertising or 
providing business signage.  Per Town Code (Section 4.04.100 of the Code), she can have one sign 
that falls within the Town’s requirements.  After several years of having her business name on a sign 
located at the rear of the home, she has removed the signage in the past week that was displayed 
here.  Exhibit A.  I believe her usage of the parking area also does not meet town code.  She does 
not use the garage or the parking area in front of her garage.  She parks on the lawn which shines car 
headlights into our home.  See photos. 

When I investigate the history of Studio 80, which is located at 446 Washington Street in 
Eagle, it has been the primary business location for approximately a decade.  Secretary of State 
shows her business, Studio 80, established 1/22/2007, located at 446 Washington Street.  When I 
‘Google’ 446 Washington Street, Eagle, her business pops up. Exhibit B.  When Tracie altered the 
interior of the home to set up her business, I believe she created a living space that is not suitable for 
a residential home.  She has made many interior changes to accommodate her business show room 
which includes installing large windows without window coverings throughout and added two 
offices upstairs. She told my husband the reason for the ADU above the garage is so she can live in 
it.  Now that I have seen her proposed plans for Studio 80, it appears she does not plan on living 
there but this is an expansion of the business show room.  See her submitted site plan. 

At this time, I would like to reference an article in the Vail Daily.  This article was written 
about a carving that took place on the property.  In this article, it refers to Tracie as the Owner of 
Studio 80 Interior Architecture and Design and this carving was included in the massive renovation 
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for her business.  Clearly showing she has been in violation of the RMF usage of her home for quite 
some time.  Exhibit C.   

Exhibit D.  These photos show an aerial view of the lots in question.  You can see 
due to multiple structures currently in place, it simply does not allow for the proposed 
structure to be constructed with a variance or not.  The lots are already at maximum density.  

When Tracie first proposed this project to my husband, she asked him if she could access 
the property through our driveway.  This was her solution to parking during construction.  She 
wants to park her vehicle on the north side of the existing home but can only do so by accessing it 
through our property.  We said no. 

Referencing Tracie’s variance letter: 

It is my opinion, that if the historic value of the home was of importance to Tracie, then she 
would not have drastically changed the general overall appearance of the home.  Exhibit E.   

She did indeed replace water and sewer lines, due to a break.  She did not replace them 
immediately following the break, instead she and her employees used the restroom at the Town Park 
for several months.  We as neighbors, were greatly impacted by this in a negative way, due to the 
overwhelming stench of sewage throughout our basement.  Our main sewer line in the alley would 
be greatly compromised by additional water and sewer lines. 

Regarding the non-descript garage on the property.  Several years ago, I think approximately 
9 years ago, Tracie had a party at the home of 446 Washington Street at which time she and her 
guests graffitied the back of her garage. Exhibit F.  We were told this building was a tear down and 
she was going to do that the following summer.  Here is how it looked when it was first painted and 
how it looks today.  I have a minimal view from my backyard. This is what I have been looking at 
for several years.  I question the vision for this property as referenced in her variance request as an 
example for the Town of Eagle.  I do support her tearing the garage down, but not to be 
reconstructed in any new manner. 

She refers to many accessory buildings within Eagle that do not have setbacks.  I feel as a 
corner lot Owner, if she wants to have her lot be an example, she should comply with all current 
zoning requirements.  She talks about double front setback requirements that are not distinct for 
primary vs. accessory buildings and the fact she has two front yards!?  She has a corner lot.  She does 
not have two front yards. 

Her basis for this variance is based on the preservation of a log structure that has been 
neglected. Exhibit G. As neighbors, we too would like to see it restored.  We are in support of the 
Town of Eagle in their Historic Preservation.  Tearing it down is not a solution to redevelopment. 
However, the Town’s Master plan for underutilized lots does not apply to this lot since it is already 
compromised with its multiple structures and previous redevelopment. 

She also references workforce housing which does not apply to this application.   

She states “This application is without substantial detriment to the public good and does not 
impair the intent and purpose of the Town regulations and complies with the Town’s goals and 
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policies.  This is incorrect due to the fact this is not her primary residence and she is trying to say 
that it is.  She is not in compliance with Town code.   

This whole process, has consumed our evenings at home with discussions of the 
neighboring property, dating back to the initial proposal from October 2019.  It has created undue 
stress and hardship on myself and my family.   

We oppose this proposed variance submitted by Studio 80 Interior Design. 

  

 

Jessica and Marc von Stralendorff 

440 Washington Street, Eagle 
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Objection to
446 Zoning Variance Application

Application Submitted by Studio 80 Interior Designs, Inc. 
Dated 02/20/2020
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Previous location of business sign
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Parking Creates Headlight Issues
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Business Parking (building materials stored against fence)
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Secretary of State – Business Listing 
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Vail Daily Article – Page 1
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Page 2 – “Massive Renovation Project”
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Lot View
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446 Washington Street Front Yard
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Current Garage (graffiti created by owner 9 years ago)
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View of Neighboring Property
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Fence-line 
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View from inside the house (fence attached)
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“Historic Cabin”
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Alley View of Property Line (cabin with oil drum)
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ARTICLE 3: ZONE DISTRICTS 3-310. REVIEW STANDARDS

LAND USE REGULATIONS 3-12 EAGLE COUNTY, COLORADO

Article 3, January 4, 2005

SECTION 3-310. REVIEW STANDARDS APPLICABLE TO 
PARTICULAR RESIDENTIAL,

AGRICULTURAL AND RESOURCE USES

F. Home Business and Home Occupation.

1. Home Business.

a. Use Subordinate. The use of a dwelling for a home business 
shall be clearly

incidental and subordinate to its use for residential purposes 
and shall not change its

basic residential character.
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From: stoncrk@vail.net
To: Jessica Lake
Cc: Peyton Heitzman
Subject: RE: FW: RE: Zoning Variance 446 Washington
Date: Friday, March 6, 2020 2:18:12 PM

Jessica -

Yes, please include all of my emails and concerns including this one.  The
homeowner, Tracie Schumacher, spoke to my husband on Sunday, March 1 and
admitted to him that she does not live at the address.  She will be unable
to deny this in front of the Board on March 17.  I will bring in all of my
emails sent to the Town, as well as a written letter of opposition and
photos.

In addition to her materials submitted, duly noting that the proof of
residency was NOT provided at the time that the variance request letter was
mailed, I would require a Proof of Residency letter to be signed, notarized
and on file for the meeting on March 17, 2020.

Thank you,
Jessica

On Fri, 6 Mar 2020 20:54:39 +0000, Jessica Lake
<jessica.lake@townofeagle.org> wrote:
> Hi Jessica,
>
> I apologize for the slow response time.  I was sick all last week and
part
> of this week.
>
> The owner of the property has now provided both her vehicle registration
> card (which does not have an address on it in Colorado) and a utility
bill,
> which does have the address.
>
> We are not able to pull this file at this time.  It is up to the
> Commission if they want to approve or deny the variance based on the
> information provided to them.  If you would like me to include this
email
> in the file I am happy to do that and it will be entered into the public
> record.  I always strongly suggest voicing your concerns at the hearing,
it
> can often be the effective way to sway public opinion.
>
> I have noted your concerns with regards to home occupancy and whether or
> not her business qualifies.  From outside the property it does not
appear
> that she is in violation of the code requirements.  If you have proof
that
> she is in violation please bring that information forward to us.
>
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> Thank you,
> Jessica Lake
> Planner I
> TOWN OF EAGLE
> 200 Broadway, PO Box 609, Eagle Co 81631
> Phone: 970-328-9627, Fax: 970-328-9656
> Hours: 8:00am – 5:00pm W, TH, F
> CLICK BELOW FOR TOWN WEBSITE, NEWS, EVENTS OR TO PROVIDE FEEDBACK:
>         
> Sender and receiver should be mindful that all my incoming and outgoing
> emails may be subject to the Colorado Open Records Act, § 24-72-200.1,
et
> seq.
>
>
> -----Original Message-----
> From: stoncrk@vail.net <stoncrk@vail.net>
> Sent: Monday, March 2, 2020 8:08 AM
> To: Jessica Lake <jessica.lake@townofeagle.org>
> Cc: Peyton Heitzman <peyton.heitzman@townofeagle.org>
> Subject: Re: FW: RE: Zoning Variance 446 Washington
>
> Jessica -
>
> I am requesting that this is removed from the agenda for March 17. 
>
> She still has not provided her motor vehicle registration and utility
> bill.  This is the second time she has submitted for a variance and has
not
> provided the proper documentation. 
>
> Currently she is in violation of the following:
>
> Article 3, Zone Districts, F.  Home Business and Home Occupation.
>      1.  Home Business
>           a.  Use subordinate.  The use of a dwelling for a home
business
>           shall be clearly incidental and subordinate to its use for
>           residential purposes and shall not change its basic
residential
>           character.
>           c.  Employment.  A home business shall be conducted by persons
>           residing on the premises and by no more than two employees
>           residing off premises.
>           I.   Signs and Illuminations.  Signs and other outdoor
> structures advertising the home business shall not be permitted.
> Illumination of the structure housing the home business shall be limited
> to that which is customary for the primary residential use of the
property.
>
> Article 3, Zone Districts, F.
>      2.  Home Occupation.
>       Home Business
>           a.  Use subordinate.  The use of a dwelling for a home
business
>           shall be clearly incidental and subordinate to its use for
>           residential purposes and shall not change its basic
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residential
>           character.
>      c.  Parking.  A home occupation shall not generate the need for any
>      additional parking other than that required for the principle
>      residential use of the property.
>      g.  Signs and Illuminations.  Signs and other outdoor structures
>      advertising the home business shall not be permitted.  Illumination
of
>      the structure housing the home business shall be limited to that
which
>      is customary for the primary residential use of the property.
>
> She needs to apply for a special Use Permit for this proposed structure.

> Until she does that I am against any variance she is applying for.
>
> If this item cannot be removed from the agenda at this time, then yes, I
> will write a letter and be in attendance at the meeting on the 17th.
>
> Thank you for all of your assistance,
> Jessica
>
>
> 
>
> On Fri, 28 Feb 2020 22:14:10 +0000, Jessica Lake
> <jessica.lake@townofeagle.org> wrote:
>> Hi Jessica,
>>
>> Thank you for your email. The applicant claims this address to be her
>> primary residence, which if the case, means she is permitted to have a
> home
>> occupation (Section 4.04.060 of the Code). We are asking for the
> additional
>> items (utility bill & motor vehicle registration) for further proof
>> that this really is her primary residency. Her initial application was
> withdrawn
>> because she could not provide proof that this was her primary
residence.
>
>> In order for the applicant to build the ADU and rent it or allow it to
> be
>> occupied she will need to live on the premises.  Our code states that
>> an Accessory Dwelling Unit is a use by right, but only to an
>> owner-occupied single family home.
>>
>> If this is not her permanent residency, then she will need to apply
>> for
> a
>> special use permit to operate her business out of the home. It's
> difficult
>> on our end to prove that this is not her primary residence.  If you
>> have concerns with the application, you are welcome and encouraged to
>> attend
> the
>> P&Z meeting on March 17th. We will also include your concerns in the
> memo
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>> that will go to the P&Z Commission.  If you would like to draft an
>> additional letter to the Planning Commissioners we will ensure that is
> made
>> part of the application. 
>>
>> Thank you,
>> Jessica Lake
>> Planner I
>> TOWN OF EAGLE
>> 200 Broadway, PO Box 609, Eagle Co 81631
>> Phone: 970-328-9627, Fax: 970-328-9656
>> Hours: 8:00am – 5:00pm W, TH, F
>> CLICK BELOW FOR TOWN WEBSITE, NEWS, EVENTS OR TO PROVIDE FEEDBACK:
>>         
>> Sender and receiver should be mindful that all my incoming and
>> outgoing emails may be subject to the Colorado Open Records Act, §
>> 24-72-200.1,
> et
>> seq.
>>
>>
>> -----Original Message-----
>> From: stoncrk@vail.net <stoncrk@vail.net>
>> Sent: Wednesday, February 26, 2020 12:56 PM
>> To: Peyton Heitzman <peyton.heitzman@townofeagle.org>
>> Subject: Fwd: RE: Zoning Variance 446 Washington
>>
>> Peyton -
>>
>> I have been corresponding with Jessica, but I see she has gone home
> sick,
>> maybe you can help me.  Please see the emails below in regards to 446
>> Washington Street.
>>
>> Thank you,
>> Jessica
>>
>> -------- Original Message --------
>> Subject: RE: Zoning Variance 446 Washington
>> Date: Wed, 26 Feb 2020 12:52:54 -0700
>> From: stoncrk@vail.net
>> To: Jessica Lake <jessica.lake@townofeagle.org>
>>
>> Jessica -
>>
>> Thank you for the information.  I know she is the owner, although not
>> a resident of this home,  how does this prove that the commercial
>> usage
> was
>> obtained legally? 
>>
>> Jessica
>>
>> On Wed, 26 Feb 2020 19:33:13 +0000, Jessica Lake
>> <jessica.lake@townofeagle.org> wrote:
>>> Attached is the proof of ownership the applicant submitted.  We have
>> asked
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>>> that she also provide motor vehicle registration and a utility bill.
>> Once
>>> we have those we will update the website.  The files are now
>>> available
>>> here: https://www.townofeagle.org/418/Active-Land-Use-Applications.
>> Please
>>> let me know if you have any other questions.
>>>
>>> Thank you,
>>> Jessica Lake
>>> Planner I
>>> TOWN OF EAGLE
>>> 200 Broadway, PO Box 609, Eagle Co 81631
>>> Phone: 970-328-9627, Fax: 970-328-9656
>>> Hours: 8:00am – 5:00pm W, TH, F
>>> CLICK BELOW FOR TOWN WEBSITE, NEWS, EVENTS OR TO PROVIDE FEEDBACK:
>>>         
>>> Sender and receiver should be mindful that all my incoming and
>>> outgoing emails may be subject to the Colorado Open Records Act, §
>>> 24-72-200.1,
>> et
>>> seq.
>>>
>>>
>>> -----Original Message-----
>>> From: stoncrk@vail.net <stoncrk@vail.net>
>>> Sent: Wednesday, February 26, 2020 10:11 AM
>>> To: Jessica Lake <jessica.lake@townofeagle.org>
>>> Subject: RE: Zoning Variance 446 Washington
>>>
>>> Jessica -
>>>
>>> This is our second notice in regards to this property.  What has
>>> changed since the initial notice sent October 2019?  The owner
>>> continues to
>> operate
>>> her business from the home which is zoned for RMF.  Did the owner
>> provide
>>> documentation that the property is allowed to operate a business per
>>> the land use code?  Please let me know.
>>>
>>> Thank you,
>>> Jessica
>>>
>>>
>>>
>>>
>>> On Wed, 26 Feb 2020 15:24:08 +0000, Jessica Lake
>>> <jessica.lake@townofeagle.org> wrote:
>>>> I'm so sorry about that.  I was on vacation and then out sick. I'll
>>>> get the files up today.
>>>>
>>>> Jessica Lake
>>>> Planner I
>>>> TOWN OF EAGLE
>>>> 200 Broadway, PO Box 609, Eagle Co 81631
>>>> Phone: 970-328-9627, Fax: 970-328-9656
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>>>> Hours: 8:00am – 5:00pm W, TH, F
>>>> CLICK BELOW FOR TOWN WEBSITE, NEWS, EVENTS OR TO PROVIDE FEEDBACK:
>>>>         
>>>> Sender and receiver should be mindful that all my incoming and
>>>> outgoing emails may be subject to the Colorado Open Records Act, §
>>>> 24-72-200.1,
>>> et
>>>> seq.
>>>>
>>>>
>>>> -----Original Message-----
>>>> From: stoncrk@vail.net <stoncrk@vail.net>
>>>> Sent: Wednesday, February 26, 2020 8:22 AM
>>>> To: Jessica Lake <jessica.lake@townofeagle.org>
>>>> Subject: Zoning Variance 446 Washington
>>>>
>>>> Jessica -
>>>>
>>>> Good morning.  I just received a notice from the Town of Eagle in
>>> regards
>>>> to a zoning variance for 446 Washington Street.  When I go to the
>>> website,
>>>> there are no application materials to review.  Can you forward me a
>>>> new link please?
>>>>
>>>> Thank you,
>>>> Jessica
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_____________________________________________________________________________________ 

CERTIFICATE OF RECOMMENDATION 
 
TO: Planning and Zoning Commission  
 
FROM: Department of Community Development 
 
DATE: April 21, 2020 
 
PROJECT:  Red Mountain Ranch Subdivision Filing 5, Final Plat 
 
FILE NUMBER:  PP/FP19-01 
 
APPLICANTS: Red Mountain Ranch Partnership, LLLP, Eagle River Commercial, LLC, and Griffin 

Development, LLC  
 
LOCATION: Approximately 106 acres on the east end of the town boundaries, south of 

Highway 6, north of the Eagle River 
 
CODE:  Chapter 4.12 – Subdivision Review 
 
ZONING: (Existing) Resource (R) in Unincorporated Eagle County; Proposed Annexation 

and Planned Unit Development in the Town of Eagle 
 
EXHIBITS: A: Application and Narrative 

B: Red Mountain Ranch Subdivision Filing 5, Final Plat 
PUBLIC  
COMMENT: No public comments received as of April 16, 2020.  
 
STAFF CONTACT: Carrie McCool, Contract Planner 
 
REQUESTS: Request for concurrent Preliminary Plan/Final Plat to subdivide the 106.194-

acre property of land into seven (7) parcels. 
 
BACKGROUND 
On February 13, 2018, the Board of Trustees passed a resolution finding the Annexation Petition for Red 
Mountain Ranch to be in substantial compliance with Section 31-12-107(1) C.R.S.  The annexation 
application was accompanied by a request to zone the property to Planned Unit Development (PUD) to 
allow a maximum of 153 dwelling units of various types, limited commercial uses, public and trails, open 
space/ park areas to be located along the Eagle River.  The property is accessed by Highway 6 to the 
north and bounded by the Eagle River to the south and is currently zoned Resource in unincorporated 
Eagle County.  Highway 6 is under the jurisdiction of Colorado Department of Transportation (CDOT) 
wherein the applicant has secured access permits to ensure each parcel has adequate and safe access. 
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The Planning and Zoning Commission considered the Red Mountain Ranch PUD, Site-Specific 
Development Plan, Subdivision Sketch Plan, and Community Plan Exception Request at the February 19, 
2019, regular meeting and recommended approval with conditions.  On March 5, 2019, the Planning and 
Zoning Commission considered the Subdivision Sketch Plan and recommended approval with conditions.   
 
After the Planning and Zoning Commission public hearing, it was discovered that a portion of the 
property was previously platted.  Further, the applicants acknowledged their intent to collateralizing the 
property in order to fund the required infrastructure improvements.  In order to ensure the parcels are 
free and clear of all liens and encumbrances, the applicant is re-platting the entire property to create 
nine parcels to align with the seven planning areas in the PUD as well as create two open space parcels 
in Planning Area 1 (OS-1 and 0S-3) and a 3-acre public park (Parcel 5B) to be designated as fee simple 
parcels for future dedication to the town.  This 5th filing of Red Mountain Ranch does not propose any 
development and does not include the design of any improvements.  No roads, utilities, development 
lots, or blocks are proposed or requested for review and approval with this subdivision. 
 
PROJECT SUMMARY 
 
The applicant, Merv Lapin on behalf of Red Mountain Ranch Partnership, LLLP, Eagle River Commercial, 
LLC, and Griffin Development, LLC, proposes concurrent processing of a preliminary plan and final plat to 
subdivide 106.194 acres into nine parcels to accommodate a mixed-use development on the east end of 
the town boundaries, south of Highway 6, north of the Eagle River. 
 
The nine parcels would 
accommodate four residential 
(mixed unit types) planning areas, 
two commercial planning areas, 
one public parcel (Parcel 5B), two 
open space parcels (OS-1, OS-2) to 
be dedicated to the Town of Eagle 
for parks and open space and 1.4 
acres of land within Parcel 3 to be 
dedicated to a non-profit entity to 
accommodate an environmental 
education center.  Existing 
easements, including the Colorado 
Parks and Wildlife Conservation 
easement, are depicted on this plat.  Existing and proposed utility and drainage easements, as well as 
new access easements, are depicted along the Highway 6 frontage.  Since no development is proposed, 
no right-of-way will be dedicated.   
 
STANDARDS FOR APPROVAL 
 
Subdivision Final Plat 
Section 4.12.020.C of the Municipal Code outlines the requirements for Final Plat review and approval in 
the Town of Eagle. Per the Municipal Code, staff, the Planning and Zoning Commission, and the Town 
Council shall review the Final Plat to determine conformance with the approved Preliminary Plan and 
requirements for subdivision final Plat. 
 
Staff finds that the proposed Final Plat is in compliance with the town’s Subdivision regulations subject 
to the recommended conditions listed later in this staff report.  
 

Figure 1: Vicinity Map 
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REVIEW OF STANDARDS 
 
Subdivision Final Plat 
Per Section 4.12.020.C, the purpose of the final plat is to complete the subdivision of land consistent 
with the technical standards as an instrument for recording. Staff has reviewed the Preliminary 
Plan/Final Plat per the requirements of Section 4.12.020.C.2.f of the Town’s Municipal Code. Staff finds 
the following: 

• The plat was prepared by a registered surveyor. 
• The technical preparation of the plat is in general compliance with the requirements for 

bearings, lengths, monuments of record, and error thresholds. 
• The plat includes the various pieces of information required by the town code including legal 

description and project information, and acreages of various tracts and lots 
• The plat does not create new streets but depicts existing streets 
• The plat includes the various certifications and title blocks for the signatories per plat recording 

requirements; however, staff has noted technical revisions that need to be addressed prior to 
recordation.  Staff has included a condition of approval for the Commission’s consideration. 

 
Staff Review 
The Town's Engineer or surveying consultant compared the legal description of the subject property 
with the County records and confirmed that: 

• The property described contains all contiguous single ownership; 
• The lots and parcels have descriptions which both close and contain the area indicated; and 
• The plat is correct in accordance with surveying and platting standards of the State. 

 
Subdivision Design, Improvements and Dedication   
Below is an analysis of conformance with the relevant requirements of Chapter 4.13 of the Municipal 
Code. 
 
Lot and Block Design (Sec. 4.13.070) 
Each lot in a development is designed to provide adequate, readily accessible building site for a 
structure devoted to the intended use of the land. Specifically: 

• Each parcel has a minimum of 25 feet of frontage on a dedicated public street and allows 
vehicular access from a public street.  

• Lots and blocks will be designed to afford the maximum solar access to each building site at 
time of Development Permit or re-subdivision. 

• Lot sizes will be in conformance with applicable planned unit development regulations at the 
time of Development Permit or re-subdivision.  

Drainage (Sec. 4.13.050) 
The submitted drainage report summarizes off-site and on-site drainage conditions and 
considerations and outlines the guidelines that will be used to design sustainable and Low Impact 
Design (LID) drainage mitigation measures for each area that meet the intent of the River Corridor 
Plan.  All existing drainage easements have been depicted on the final plat document.  Public 
Works/Engineering Staff is addressing all utility, grading, and drainage considerations to be 
incorporated into the Annexation and Development Agreement, which will be considered by Town 
Council. 
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School Land Dedication (Sec. 4.13.080) 
The Annexation and Development Agreement states the Developer shall pay cash-in-lieu of conveyance 
of school lands in accordance with Code Sec. 4.13.080 D, as amended. 
 
Streets and Alleys (Sec. 4.13.090) 
The proposed plat creates non-developable parcels.  The layout and design, construction, street lights, 
and maintenance of the streets will be addressed at time of Development Permit or re-subdivision. 
 
Easement (Sec. 4.13.100) 
All existing easements are depicted on the plat.  Access and a 50’ water line and sewer easements are 
depicted on the plat.  
 
Access (Sec. 5.13.120) 
The subject property abuts Highway 6, which is under the jurisdiction of CDOT.  The applicant has 
secured access permits from CDOT and dedicated a 50-foot access easement along the entire frontage 
of Highway 6 to ensure each parcel has adequate and safe access.  
 
Water Distribution (Sec. 13.140) and Wastewater Collection (Sec. 4.13.150 
Development is prohibited on the property until connection to the Town of Eagle municipal water and 
wastewater system or the developer proposes a reliable alternative.   
 
Dedications, General (Sec.4.13.180) 
The purpose of this plat is to ensure that future dedication of land and easements are free and clear of 
all liens and encumbrances.  The developer has agreed to convey parcel OS_1 and OS-3 to the Town by 
special warranty deed within 30 days after issuance of the first Development Permit for Planning Area 1, 
or within ten (10) years of the Effective Date of the Annexation and Development Agreement, whichever 
occurs first.  Parcel 5B slated for a public park will be conveyed to the Town by special warranty deed 
within 30 days after issuance of the first Development Permit for Planning Areas 4, 5, or 6, or within ten 
(10) years of the Effective Date of the Annexation and Development Agreement, whichever occurs first. 
 
Municipal and Park Land Dedication (Sec. 4.13.190) 
Final municipal and park land dedication requirements will be met at the time of the first Development 
Permit of the respective planning areas where development is contemplated or within ten (10) years of 
the Effective Date of the Annexation and Development Agreement (see above).   
 
Impact Fees 
The Developer has agreed to pay all impact fees (street improvement, fire department, public safety, 
and others). 
 
Adequate Public Facilities 
Since this plat does non-developable parcels, a determination of adequate public facilities will be 
required at the time of Development Permit or re-subdivision that creates individual build-able lots.   
 
PUBLIC NOTICE AND COMMENTS 
 
The public hearing was publicly noticed in accordance with the applicable public notification 
requirement of the Eagle Land Use and Development Code.  No public comment has been received. 
 
STAFF RECOMMENDATION 
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Staff recommends approval of the Red Mountain Ranch Subdivision Filing 5, Final Plat with the 
following condition: 
 

1. Final technical redlined comments from Town Planner, Town Engineer, and Town Attorney shall 
be addressed prior to final plat recordation. 

 
PLANNING & ZONING COMMISSION 
 

1. Questions of Staff and/or Applicant 
 

2. Public Comment 
 

3. Deliberations 
 
PLANNING AND ZONING COMMISSION POTENTIAL MOTIONS 
 
Below are the Planning and Zoning Commission options related to Red Mountain Ranch Subdivision Filing 
5, Final Plat PP/FP19-01: 
 
1.   I find the application substantially meets the standards for approval, and move to APPROVE the final 

plat with no conditions.   
 
2.   I find the application substantially meets the standards for approval, and move to APPROVE 
 the final plat with the following condition(s) of approval: 
 
                                <insert conditions of approval> 
 
3.   I find that the applicant has not provided sufficient information to review the application 

per the standards for approval and move to CONTINUE the request for final plat approval to the next 
regularly scheduled meeting. 

 
4.   I find that the application does not substantially meet the standards for approval and move to DENY 
 the final plat. 
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137 Main Street, Suite C107W   Edwards, Colorado 81632 
Phone: (970)-926-6065    Fax: (970)-926-6064    Email: rick@pylman.com 

 
 
July 17, 2019 
 
Ms. Carrie McCool 
Town of Eagle 
PO Box 609 
Eagle, CO 81632 
 
HAND DELIVERED 
 
Re: Red Mountain Ranch  
 
Dear Carrie: 
 
On behalf of the Red Mountain Ranch Partnership, Ltd, the Mervyn Lapin Revocable Trust and Griffin 
development LLC please accept this letter and the attachments as a formal application for a combined 
Subdivision Preliminary Plan and Final Plat application for the Red Mountain Ranch property. 
 
These applications are submitted in support of and in combination with previously submitted applications 
for annexation and PUD Zoning Plan.  
 
Under cover of this letter please find: 
 
• An application form for a combined Subdivision Preliminary Plan and Final Plat.  Red Mountain 

ranch is currently working under a deposit system with the Town of Eagle and the appropriate 
fees may be deducted from the account. 

 
• Four copies of a brief application narrative describing the intent of the proposed subdivision. 
 
• Four full size copies of the proposed final plat; 
 

• One copy of a property title report. 
 
Thank you for your attention to this application.  We look forward to continuing to work with you on this 
exciting project.  If you have any questions or require additional information please contact me at your 
convenience. 
 
Sincerely, 
 
Rick Pylman 
 
Rick Pylman  
Copy:  Mervyn Lapin, Eric Eves 
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CERTIFICATE OF RECOMMENDATION 
 

TO: Planning and Zoning Commission  
  
FROM: Department of Community Development 
  
DATE: April 21, 2020 
 
PROJECT NAME: Talon Flats Minor Development Permit 
 
FILE NUMBER:  DR20-01 
 
APPLICANT:  Bryan Desmond, Venture Associates, LLC 
 
LOCATION:  1203 Capital Street/761 Sylvan Lake Road 
 
CODE: Section 4.06.060 (Minor Development Review)  
 
ZONING:                       Eagle Ranch PUD   
 
EXHIBIT(S):  A. Land Use Application 
 B. Development Plan Set 
 C. Eagle Ranch Design Review Board meeting minutes dated February 6, 

2020 
 D. PUD Development Plan Map, Eagle Ranch PUD 5th Amendment, 

Ordinance No 7 (Series of 2017) 
PUBLIC  
COMMENT: No public comments received as of April 16, 2020.   
 
STAFF CONTACT: Carrie McCool, Contract Planner 
 
REQUEST: Minor Development Permit approval for a mixed-use building with 1,264 

square feet of retail space; 1,014 square feet of office space; and twenty 
(20) residential rental units. 

 
DISCUSSION:  
 
The subject property is located on a vacant lot in Downtown Eagle Ranch within Parcel A, a large mixed-
use Planned Unit Development (PUD).   The project, known as Talon Flats, includes construction of a 
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mixed-use building with 1,264 square feet of 
retail space (ground level); 1,014 square 
feet of office space on the 2nd and 3rd levels; 
and 22,905 square feet of residential to 
accommodate twenty (20) rental units.  The 
three (3) story building (34’ in height to a flat 
roof) is positioned at a zero-lot line setback 
within the Downtown Eagle Ranch (the 
Neighborhood Center).  The residential unit 
mix includes seven (7) one-bedroom and 
thirteen (13) two-bedroom units spanning 
all three levels.  Improvements are 
proposed within the right-of-way of Capitol 
and Sylvan Lake Road.  The project's overall 
design intent is to replicate the character 
and feel of Eagle Ranch Village in terms of 
architecture, landscaping, lighting, diagonal concrete paving pattern, etc.  
The applicant will construct the project at one time.  The town has classified the project a minor 
development. 
 
CONFORMANCE WITH THE TOWN’S GOALS, POLICIES, AND REGULATIONS 
 
The proposed project supports the vision and goals identified in the Town’s various planning and guiding 
documents as follows: 
 
2010 Eagle Area Community Plan (“EACP”) 
 
• Chapter 3: Land Use – Community Needs  
 

a. Chapter 3 of the Eagle Area Community Plan states that “maintaining an appropriate and full 
spectrum of dwelling unit types and price points is very important in a fast growing and 
increasingly expensive community like Eagle.”   The proposed project includes twenty (20) for-
rent residential units.   The  mixture of one-bedroom and two-bedroom rental units would provide 
additional housing options and add to the community’s variety of dwelling units. 

 
• Chapter 6: Community Design and Appearance 

 
b. Talon Flats high-quality design and mixture of uses furthers the community design goals of EACP 

by replicating the distinctive architectural features of existing buildings and streetscapes within 
Downtown Eagle Ranch; thereby preserving Eagle’s small-town character, neighborhood look and 
feel.   

 
• Economic Development and Sustainability 

 
c. The Talon Flats project includes a mixture of uses including office, retail, and residential that 

represent an opportunity to attract good-paying local jobs, increase sales tax revenue, and 
improve housing availability and affordability. These are all key elements that help further the 
town's first economic goal of supporting a vibrant, sustainable, and diverse economy.  

 
  

Figure 1: Vicinity Map 
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2017 Eagle Strategic Plan 
 
• Major Objective 8: Improving housing availability and affordability.  
 

a. Major Objective 8 was included in the Strategic Plan to promote cost-effective solutions in 
maintaining adequate housing supply and support for the entire population.  The construction of 
twenty (20) new rental units will further Objective 8 by increasing the town’s rental housing 
supply. 

 
Eagle Ranch PUD  
 
The Eagle Ranch PUD Guide serves as the governing regulations which will control the development of the 
Eagle Ranch PUD. The PUD Guide serves as the "Zone District Regulations" for the PUD and is in 
conformance with Section 4.11.030 of the Town of Eagle Land Use and Development Code. 
 
• Uses by Right and Density Control.  The 5th Amendment to the Eagle Ranch PUD authorizes a total of 

1,295 dwelling units, 120,000 square feet of commercial floor area, 175,200 gross square feet of 
additional commercial area limited to medical facility uses, and 150,000 square feet of additional floor 
area limited to senior care uses, on 1,967.91 acres of land. 

 
The subject parcel is located within Parcel A (Neighborhood Center), which was approved for up to 95 
residential units. It currently contains 99 residential units.  Per the PUD, each parcel is eligible for an 
increase of up to 1.5 times the approved units, as long as the maximum total number of residential 
units of 1,295 in all of Eagle Ranch is not exceeded.  Parcel A can accommodate the additional 20 
residential units proposed by Talon Flats, which would bring the total to 119.  After taking into account 
buildable vacant lots, 77 remaining lots are available to absorb the remaining allowable units.  After 
the development of Talon Flats, there would be 57 units allowed to be built in Eagle Ranch.    

 
The uses by right listed in the Neighborhood Center of the Eagle Ranch PUD were intended to allow 
for flexibility, innovation, and site sensitive planning that is responsive to both the design character 
and functional requirements of Eagle.  The buildings at the core of the Neighborhood Center should 
feel permanent in character, typically with retail and commercial uses occurring on the first floor and 
office and residential above.  Except for the proposed six residential apartments on the first floor, the 
proposed mixed-use development is consistent with the intent of the Eagle Ranch Neighborhood 
Center Guidelines, adheres to the density allocation requirements, is an allowed use by right and 
provides much needed residential units to the town’s housing stock.  

 
• Height.  Mixed-use commercial and residential building may be three (3) stories, not to exceed 35’ in 

height per the 5th Amendment of the Eagle Ranch PUD Guide.  The proposed building is three (3) 
stories and 34’ in height, which is below the maximum allowed.  An additional element to the design 
is the use of a parapet to screen the mechanical equipment.  The parapet is 37-10” which falls well 
below the allowable 15’ in additional height for non-habitable architectural features (i.e., mechanical 
appurtenances, chimneys, towers, steeples, and similar features). 
 

• Setbacks. There are no setback requirements for mixed-use buildings within Downtown Eagle Ranch.  
The applicant is proposing a zero-lot line development in conformance with the PUD. 

 
• Maximum Lot Coverage. The total building lot coverage is 65%, which is less than the 80% allowable. 

Additionally, the impervious lot coverage is 83%, which is less than the 100% allowable. 
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• Landscaping.  There are three general categories of plant material deployment in Downtown Eagle 
Ranch: Street trees, ornamental displays, and screen plantings.   The proposed landscape design 
includes these elements with seventeen (17%) percent of the site to be covered with landscape 
materials (lawn/mulch/trees), and concrete walks with a diagonal paving pattern to match existing 
along Capital street. Overall, the design provides cohesiveness and consistent with the character of 
Downtown Eagle Ranch.  The Eagle Ranch Design Review Board reviewed and approved the landscape 
plan with conditions  (See Exhibit C).   
 
Pursuant to the 5th Amendment of the Eagle Ranch PUD, a minimum of 15% of the portion of the 
Neighborhood Center shall be maintained as landscaped area.  Due to the COVID-19 pandemic, Town 
Staff did not have access to town files that would be needed to determine the existing square footages 
of landscaping in the Neighborhood Center.  The applicant maintains that since the Neighborhood 
Center is almost built out, each development permit would have been required to demonstrated 
conformance and thus inferred that since seventeen percent (17%) of the Talon Flats site is 
landscaped, it should be determined to meet the PUD requirements.  The Commission may concur 
with the applicant’s inference or may decide to add a condition of approval to require the applicant 
to demonstrate that a minimum of 15% of the portion of the Neighborhood Center is maintained as 
landscaped area. 

 
• Parking.  All uses within Eagle Ranch are subject to the parking standards of the Town of Eagle Zoning 

Regulations.  Based on the program provided in the submittal, the parking requirements are as 
follows: 

 
USE PARKING SCHEDULE SPACES REQUIRED 

Residential   
     1 bedrooms (7 Total) 1½ spaces per dwelling unit 

for units with one bedroom 
10.5 

     2 bedrooms (13 Total) 2 spaces per dwelling unit for 
units with two bedrooms 

26 

    Guest Parking 1:6 Units 3.33 
    Office (1,014 square feet) 1:300 square feet 3.38 
    Retail (1,264 square feet) 1:411 square feet  3.07 

Total Required  46.28 or 47 spaces 
 

The Eagle Ranch PUD 5th Amendment states that on-street and shared parking can be utilized to meet 
the parking requirements for this property.  With the exception of the parking spaces on Sylvan Lake 
Road, all on-street parking spaces may be counted toward fulfilling commercial and residential parking 
requirements.  The Eagle Ranch Commercial Center HOA Rules and Regulations state the Board has 
the right to assign parking spaces to residential and/or commercial uses at their discretion; however, 
they are currently shared across all uses.   

 
The Talon Flats project was contemplated back in 2016 (referred to as Addison Phase II) and was the 
impetus of the 5th amendment to the Eagle Ranch PUD.  Through the review and approval of the 5th 
Amendment of the Eagle Ranch PUD (See Exhibit D), it was determined that this development 
(Addison Phase II Development Plan/Talon Flats) would demand 50 parking spaces and those spaces 
were included in total projected parking demand at the Neighborhood Centers full build out.  The unit 
mix proposed for Talon Flats generates a parking demand of 47 parking spaces which falls below the 
allocated 50 spaces leaving three spaces in the demand pool for future buildings in the Neighborhood 
Center. 
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• Eagle Ranch Neighborhood Center Guidelines.  Design guidelines establish architectural and building 
material standards, landscape design, urban design, site design standards, and a design review 
process for development within Eagle Ranch. The proposed building form demonstrates compliance 
with the Eagle Ranch Design Architectural Guidelines by providing the predominance of masonry 
finishes, a flat roof with traditional mountain town architectural design.     
 
On February 6, 2020, the Eagle Ranch Design Review Board unanimously approved Talon Flats 
development with conditions related to architecture, landscaping, lighting, mechanical, sidewalks, 
pathway snow removal and snow shoveling.  Please see attached meeting minutes (Attachment C) for 
the list of conditions.   

 
Fire Protection 
The proposed development shall comply will the provisions of the current fire code adopted by the 
Greater Eagle Fire Protection District.  The Fire District had no comments on the Talon Flats project but 
noted they will review sprinkler and fire alarm plans when they become available.  The building will be 
fire sprinklered and 4” DIP minimum service lines will extend to the building prior to being split into 
domestic and fire services. 
 
Infrastructure 
The project includes improvements within the right-of-way of Capitol and Sylvan Lake Roads.  The design 
intent is to replicate the diagonal concrete paving pattern typical of Eagle Ranch Village.  The project will 
install the same lamp posts and tree grates that currently exist within Eagle Ranch Village.  The property 
will be served with existing town water and sewer lines.  The Engineering and Public Works Team has 
reviewed and approved the construction drawings for this project.   
 
Local Employee Residency Program (LERP) 
The purpose of the local employee residency program (LERP) is to mitigate the impact of market rate 
housing construction on the limited supply of available land suitable for housing and to increase the supply 
of housing that is affordable to a broad range of persons who live and/or work in the Town.    
 
Under the 1999 Annexation Agreement with the Town of Eagle, Eagle Ranch is required to develop a 
number of affordable housing units equal to not less than 12% of the total housing permitted in the 
Neighborhood Center.  It also required that Eagle Ranch create a non-profit Housing Corp. to administer 
the Locals Housing Program and provide financial assistance to those interested in affordable units at 
Eagle Ranch.  The Housing Corporation has been created and a six-member governing board has been 
established.   The Housing Corp. continues its efforts to bring affordable units to the community today.   
 
The Eagle Ranch PUD and adopted Annexation Agreement was approved prior to the effective date of the 
inclusionary residential requirements for local employee residency ordinance and is therefore exempt 
from LERP requirements.   Eagle Ranch is still required to develop affordable housing units pursuant to 
the Annexation Agreement and is committed to doing so. 
 

PUBLIC NOTICE AND COMMENTS 
 
The public hearings were publicly noticed in accordance with the applicable public notification 
requirement of the Eagle Land Use and Development Code.  No public comment has been received. 
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STAFF RECOMMENDATION 
 
Staff recommends APPROVAL of the minor development permit DR20-01.  
 
PLANNING & ZONING COMMISSION 
 

1. Questions of Staff and/or Applicant 
 

2. Public Comment 
 

3. Deliberations 
 

PLANNING AND ZONING COMMISSION POTENTIAL MOTIONS 
 
Below are the Planning and Zoning Commission options related to minor development permit DR20-01: 
 
1.   I find the application substantially meets the standards for approval, and move to APPROVE 
The minor development permit with no conditions.   
 
2.   I find the application substantially meets the standards for approval, and move to APPROVE 
the minor development permit with the following condition(s) of approval: 
 
                                <insert conditions of approval> 
 
3.   I find that the applicant has not provided sufficient information to review the application  
per the standards for approval and move to CONTINUE the request for minor development permit 
approval to the next regularly scheduled meeting. 
 
4.   I find that the application does not substantially meet the standards for approval and move to DENY 
the minor development permit. 
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P&Z UPDATE 03.13.2020

PARKING UPDATE 04.06.2020

A1.1
SITE PLAN
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761 SYLVAN LAKE ROAD

ADDISON BUILDING

CASTLE PEAK BUILDING

FULFORD
BUILDING

BUILDING B

EXISTING PARKING LOT

RETAIL SPACE

APARTMENTS

LEVEL 1  

  

RESIDENTIAL APARTMENTS 5,849 S.F. 

RETAIL SPACE 1,264 S.F.

STORAGE 144 S.F. 

LOBBY / CIRCULATION / STAIRS 1,281 S.F. 

  

SUBTOTAL LEVEL 1 8,538 S.F. 
  

LEVEL 2  

  

RESIDENTIAL APARTMENTS 6,197 S.F. 

OFFICE SPACE 667 S.F. 

STORAGE 206 S.F. 

CIRCULATION / STAIRS 1,331 S.F. 

  

SUBTOTAL LEVEL 2 8,401 S.F. 
  

LEVEL 3  

  

RESIDENTIAL APARTMENTS 6,197 S.F. 

OFFICE SPACE 347 S.F. 

STORAGE 206 S.F. 

CIRCULATION / STAIRS / LOUNGE 1,494 S.F. 

  

SUBTOTAL LEVEL 3 8,244 S.F. 
  

TOTAL RESIDENTIAL 18,243 S.F. 

TOTAL RETAIL SPACE 1,264 S.F. 

TOTAL OFFICE SPACE 1,014 S.F. 

TOTAL STORAGE 556 S.F. 

TOTAL LOBBY / LOUNGE / CIRCULATION 4,106 S.F. 

  

TOTAL BUILDING AREA 25,183 S.F. 

BUILDING AREAS

660866
07

6607

66
08

6607

7"

1'-0"

3'-5"

6'-
10

"

6'-2"

8'-
5"

 PROPOSED ALLOWED

LOT SIZE 0.324 ACRES OR 14,113 
SQUARE FEET

 

MAXIMUM LOT COVERAGE 9,202 SQUARE FEET - 
BUILDING FOOTPRINT 
AND PATIOS 

 

 65% BUILDING LOT 
COVERAGE  2,567 
SQUARE FEET - 
CONCRETE WALKWAYS 
11,769 SQUARE FEET 
IMPERVIOUS OR 

80% BUILDING LOT 
COVERAGE (MAX)

 83% IMPERVIOUS LOT 
COVERAGE

100% IMPERVIOUS LOT 
COVERAGE (MAX)

MAXIMUM DENSITY 20 RESIDENTIAL UNITS OR 
62 DWELLING UNITS / 
ACRE

57 UNITS REMAINING 
WITHIN PARCEL A AFTER 
20 UNITS DEDICATION TO 
TALON FLATS

USES RESIDENTIAL - 20 UNITS 
(13-2 BEDROOM; 7-1 
BEDROOM)

ALLOWED PER PUD; ALL 
UNITS WILL BE RENTAL 
UNITS ONLY

 OFFICE - 1,014 ALLOWED PER PUD

 RETAIL - 1,264 ALLOWED PER PUD

NOTE:  ALL LIGHTING TO CONFORM TO EAGLE RANCH DRB REQUIREMENTS;
ALL STREET LIGHTS TO MATCH EAGLE RANCH LAMP POSTS WITH BANNER ATTACHMENTS

USE Parking Spaces per Unit Parking Spaces Required

Residential   

1 Bedroom 1.5 10.5

2 Bedroom 2 26

Guest Parking 1:6 units 3.33

Commercial 1:300 sf - office / 1:411 sf retail  

Office 1,014 3.38

Retail (first floor) 1,264 3.07

Total Required   46.28 or 47 spaces

NOTE: 2015 parking analysis of the Eagle Ranch Village allocated 50 spaces to the buildout of the subject property
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