
 
RIDGWAY PLANNING COMMISSION  

REGULAR MEETING AGENDA  
Tuesday, October 25, 2022 

5:30 pm 
 

Pursuant to the Town’s Electronic Participation Policy, 
the meeting will be conducted both in person and via a virtual meeting portal. Members of 

the public may attend in person at the Community Center, located at 201 N. Railroad 
Street, Ridgway, Colorado 81432, or virtually using the meeting information below. 

 
Join Zoom Meeting 

https://us02web.zoom.us/j/85621159135?pwd=OE9aYlBVdjJWV3l2S0NEUXlEWi9RQT09  
Meeting ID: 856 2115 9135 

Passcode: 823673 
To call in dial: 408.638.0968 or 253.215.8782 or 669.900.6833 

 
Written comments can be submitted before the meeting to kchristian@town.ridgway.co.us or 

delivered to Town Hall Attn: Planning Commission 
 

ROLL CALL:  Chairperson: Michelle Montague, Commissioners: John Clark, Jennifer Franz, Bill 
Liske, Russ Meyer, Jennifer Nelson, and Jack Petruccelli 

 
PUBLIC HEARINGS: 
 

1. Application: Variance for fence height; Location: Cottonwood Creek Subdivision, Lot 17; 
Address: 320 S. Amelia St.; Zone: Residential (R); Applicant: Efren Ramos Delgado; Owner: 
Efren Ramos Delgado 
 

2. Application: Rezoning; Location: Solar Ranches Filing No. 2C, Lot 110A; Address: TBD Sabeta 
Dr.; Zone: General Commercial (GC); Applicant: Michael Len Wilson and Susan Carriere 
Wilson, trustees of the Wilson Living Trust dated 12-5-2017; Owner: Wilson Living Trust 
dated 12-5-2017 

 
3. Application: Variance to reduce lot width to less than 50’; Location: Solar Ranches Filing No. 

2C, Lot 110A and Lot 110B; Address: TBD Sabeta Dr. and 604 Sabeta Dr.; Zone: Residential 
(R); Applicant: Michael Len Wilson and Susan Carriere Wilson, trustees of the Wilson Living 
Trust dated 12-5-2017; Owner: Wilson Living Trust dated 12-5-2017 

 
4. Application: Final Plat; Location: Solar Ranches Filing No. 2C, Lot 110A and Lot 110B; 

Address: TBD Sabeta Dr. and 604 Sabeta Dr.; Zone: Residential (R); Applicant: Michael Len 
Wilson and Susan Carriere Wilson, trustees of the Wilson Living Trust dated 12-5-2017; 
Owner: Wilson Living Trust dated 12-5-2017 
 
 

https://us02web.zoom.us/j/85621159135?pwd=OE9aYlBVdjJWV3l2S0NEUXlEWi9RQT09
mailto:kchristian@town.ridgway.co.us


5. Application: Final Plat; Location: Ridgway Land Company Subdivision, Lots 30-34; Address: 
TBD Redcliff Dr.; Zone: General Commercial (GC); Applicant: Vista Park Development, LLC; 
Owner: Vista Park Development, LLC 

 
APPROVAL OF MINUTES: 
 

6. Minutes from the Special meeting of September 22, 2022 
 

7. Minutes from the Regular meeting of September 27, 2022 
 
OTHER BUSINESS: 
 

8. Update from staff regarding updates to Chapter 7 “Planning and Zoning” 
 

9. Discussion regarding November meeting schedule 
 

10. Updates from Planning Commission members 
 
ADJOURNMENT  



 

 

 

 

AGENDA ITEM #1 
 



 

 

 

To:   Town of Ridgway Planning Commission 

Cc:   Preston Neill, Ridgway Town Manager 
From:  TJ Dlubac, AICP, Community Planning Strategies, Contracted Town Planner 

Date:  October 21, 2022 

Subject:    Fence Variance Requests for 320 South Amelia St. for October 25th PC Meeting 

APPLICATION INFORMATION 
Requests: 1) Two-foot variance request to allow an eight-foot fence along the 

south property line between the front yard setback and rear 
property line where a six-foot fence is allowed; (Sec. 6-4-1(A)(1) of the 
RMC) and  

2) Four-foot variance request to allow an eight-foot fence between the 
front property line and the front yard setback in the R Residential 
zoning district where a four-foot fence is allowed. (Sec. 6-4-1(A)(2) of 
the RMC) 

Legal: Lot 17, Cottonwood Creek Subdivision 

Address: 320 South Amelia Street 

General Location: East side of S. Amelia Street at its intersection with Marie Street 

Parcel #: 430517413021 

Zone District: R Low Density Residential 

Current Use: Single-family Residential 

Applicant: Efren & Heather Delgado 

Owner: Efren & Heather Delgado 

PROJECT REVIEW 
BACKGROUND 
The subject property is located at 320 S. Amelia Street, which 
is Lot 17 of the Cottonwood Creek Subdivision. The property is 
zoned R Low Density Residential and is accessible from S. 
Amelia Street. The lot is surrounded by single-family 
development on all sides and across the road. A map showing 
the location of this property is provided in Figure 1.  

Note: During a site visit on August 30, 2022, staff noticed that 
the applicant had already begun construction of the requested 
8-foot fence and is currently in violation of the code. 

  
Figure 1. Zoning and property location 
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REQUESTS 
RMC 6-4-1(A)(1) allows for a maximum fence height of six feet in the R Low Density Residential District. 
The applicant is requesting a two-foot variance to allow an eight-foot-tall privacy fence along a portion 
of the south property line between Lot 16 (333 S. Elizabeth St.) and Lot 17 (320 S. Amelia St.). 
RMC 6-4-1(A)(2) allows for a maximum fence height of four feet between the front property line and 
the front yard setback in the R Low Density Residential District. The applicant is requesting a four-foot 
variance to allow an eight-foot-tall privacy fence between the front property line and the front yard 
setback along a portion of the south property line between Lot 16 (333 S. Elizabeth St.) and Lot 17 
(320 S. Amelia St.). 
The applicant has submitted a hearing application, fee, letter of request, a site plan, and photographs 
for the public hearing to the Town. The property and hearing have been noticed and posted by the 
Town in accordance with Section 7-3-23(D) of the RMC.  

OCTOBER UPDATES 
The application and various requests were originally considered by the Planning Commission on 
September 27, 2022. Following the staff presentation and discussion with the applicant, the 
Commission felt additional clarity on what currently exists and what is proposed to in new and what 
was being proposed to be amended was needed in order to render an informed decision. Following the 
meeting, Town staff received some updated materials from the applicant but requested additional 
clarity in the materials. A follow-up phone call between Town staff and the applicant indicated that the 
applicant was in favor of a continuance to evaluate their options of repackaging the application 
materials and requesting approval of existing non-conforming fences on the property or if they would 
rather withdraw their application. 

CODE REQUIREMENTS 
RMC §6-4-1 FENCE, HEDGE, AND WALL RESTRICTIONS 
(A)(1) No fence, rail, or freestanding wall shall exceed six (6) feet in height within the Town, except for 

those located within the I-1 and I-2 Light Industrial Districts which may not exceed eight (8) feet 
in height. 

(2) In the Residential and Historic Residential Zoning Districts, fences, rails or freestanding walls 
located within the area between the property line and the front set back line may not exceed 
four feet in height, except for fences designed and intended to exclude deer may be up to six 
feet high if they are substantially transparent at sight angles up to 45 degrees from perpendicular 
to the faces of the fence, and are constructed out of a: 
(a) Mesh; 
(b) Woven wire; 
(c) Rails and pickets or similar components which have a width no greater than their depth. 

RMC §6-4-4 VARIANCES  
(A) A variance to the provisions of Section 6-4 may be granted by the Board of Adjustment following 

the review procedure set out in Subsection 7-3-18 of the Ridgway Municipal Code, if it 
determines that the requirements of subsections 7-3-16(A), (C), and (D) of the Ridgway 
Municipal Code are met. 
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RMC §7-3-5 LOW DENSITY RESIDENTIAL DISTRICT  
(5) Fencing can be used as a method for screening and buffering, provided the fencing meets the 

requirements of Section 6-4. 

RMC §7-3-15 DIMENSIONAL AND OFF-STREET PARKING REQUIREMENTS 
(A) Dimensional Requirements: Tabulated Requirements for Uses by Right. 

(4) "Structure Height" shall be determined as follows for application of the limitations as set forth 
herein: 
(a) The height of any structure shall be determined by measuring the vertical distance between 

the elevation of the lowest point of the natural grade abutting any exterior wall or 
supporting structure and the highest point of the coping of a flat roof or to the deck line 
of a mansard roof or to the average height of the highest gable or a pitched or hipped 
roof. Structures that do not have roofs shall be measured to the height of the structure. 

RMC §7-3-21 VARIANCES AND APPEALS  
(A) The Planning Commission may grant a variance from the Dimensional Requirements, Sign 

Regulations, Design or Performance Standards, and other provisions of these regulations not 
related to "use", and excluding Off-Street Parking Requirements, following the review procedure 
of Subsection 7-3-23, provided that the criteria of this Subsection will be met…Variances shall be 
granted only if all the following criteria are met: 
(1) There are practical difficulties or unnecessary hardships in the way of carrying out the strict 

letter of the zoning ordinance, and 
(2) The spirit of the ordinance will be observed, the public health, safety, and welfare secured, 

and substantial justice is done by granting the variance.  

RMC §7-3-24 – ENFORCEMENT AND ADMINISTRATION  
(A) The Building Official shall be responsible for the interpretation, administration, and enforcement 

of the provisions of these Regulations, as amended, the Official Zoning Map, as amended, and of 
any decisions entered by the Planning Commission, Board of Adjustment, or Town Council, 
pursuant to this Section. 

(B) No building permit, occupancy permit, or other permit or license shall be issued, nor shall any 
other action of approval be taken or allowed by the Town for any property which is not in 
compliance with the provisions of these Zoning Regulations, and any decision issued pursuant 
hereto. 

STAFF RECOMMENDATION 
As of the drafting of this staff report, staff has not received a written request from the applicant to either 
continue or withdraw the application. However, since additional information has not been provided in an 
appropriate manner to clarify the request as discussed at the September 27th Planning Commission meeting, 
Town staff is recommending the Planning Commission continue the variance requests to their November 
meeting. 

RECOMMENDED MOTIONS 
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 “I move to continue all of the fence variance requests for 320 S. Amelia Street to the Ridgway 
Planning Commission Meeting on November 29th to allow the applicant and Town staff to continue 
clarifying the requests.” 



AGENDA ITEMS #2-4 



 

 

 
To:   Town of Ridgway Planning Commission 
Cc:   Preston Neill, Ridgway Town Manager 
From:  TJ Dlubac, AICP, Community Planning Strategies, Contracted Town Planner 
Date:  October 21, 2022 
Subject:   Final Plat, Variance, and Rezone Requests for 604 Sabeta Drive for the October 

25th Planning Commission meeting. 

APPLICATION INFORMATION 
Requests: 1) Approval to rezone Lot 110A, Amended Plat of Lot 110, Solar 

Ranches Filing No. 2C from “GC” General Commercial District to “R” 
Low Density Residential District. (Sec. 7-3-22(A)(1) of the RMC) 

2) Approval of a variance to allow a minimum lot width of 46.44 feet 
for Lot 110A-1 and 46 feet for Lot 110B-1, Wilson Solar Ranch 
Subdivision where a 50-foot minimum lot width is required. (Sec. 7-3-
15(A) of the RMC) 

3) Approval of a final plat for Wilson Solar Ranch Subdivision. (Sec. 7-4-
5(C) of the RMC) 

Legal: Lots 110A & 110B, Amended Plat of Lot 110, Solar Ranches, Filing No. 2C 
Address: 604 Sabeta Drive, Ridgway CO 81432 
General Location: East of and adjacent to Sabeta Drive 
Parcel #: 430516321002 and 430516321001 
Zone District: GC General Commercial District & R Low Density Residential District 
Current Use: Single-family Residential & vacant 
Applicant: Michael & Susan Wilson 
Owner: Michael & Susan Wilson, Trustees of Wilson Living Trust 

PROJECT REVIEW 
BACKGROUND 
The subject properties are located on the east side of Sabeta Drive, 
just south of Tabernash Lane and are currently platted as Lots 
110A and 110B, of the Amended Plat of Lot 110, Solar Ranches 
Filing No. 2C Subdivision. Lot 110B is the location of a single-family 
residence and is addressed as 604 Sabeta Drive. This lot is zoned 
R District. Lot 110A is currently undeveloped and zoned GC District. 
Both lots are -family development and are surrounded by single 
owned by the same people, the Wilson’s. A map showing the 
location of these properties is provided in Figure 1.  
The lots, along with Lot 110C located southwest of 110B, were originally part of one large lot (Lot 110) 
which was subdivided in 2001. Lot 110A was rezoned at that time to GC General Commercial District 
in anticipation of the construction of a Holistic Health Center; the center was never constructed. A note 
was placed on the plat to limit the development of Lot 110A. 

Figure 1. Zoning and property location 
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The current property owners discovered that some of the improvements intended for Lot 110B have 
been constructed on Lot 110A. They wish to rectify this situation with requests for an amended plat 
and variance, and further to rezone Lot 110A from GC to R. 

 
2019 MASTER PLAN & FUTURE LAND USE PLAN 
This property and abutting properties on the north, south, and west are designated as Single-Family 
Neighborhood on the Future Land Use Plan. Property to the east is designated Parks & Natural Areas. 
The requests are in general conformance with the recommendations, goals, and policies of the 2019 
Master Plan. Below are some highlights: 
GOAL CHR-1: Support vibrant, diverse, safe, and well-connected 
neighborhoods. 
CHR-1.1: Neighborhood Character: Encourage the development of 
neighborhoods that enhance and reflect the character of Ridgway 
through quality design, cohesive materials, and integration of natural 
features. 
GOAL GRO-1: Manage growth and development in order to maintain 
Ridgway’s small town character, support a diverse community, and create 
employment opportunities. 
POLICY GRO-1.5: Design of New Development. Ensure new development 
and infill/redevelopment is compatible with the surrounding area or 
neighborhood, particularly in the Historic Town Core where maintaining the historic character of 
Ridgway is desired. 
POLICY GRO-1.7: Transitions. Provide clear guidance to developers to ensure smooth transitions and/or 
compatibility between distinct land uses (i.e., between industrial or commercial and residential, 
including areas with mixed uses) or development densities/intensities. 

REQUESTS 
The applicant is seeking three approvals to bring the current properties into conformance with the 
RMC, the 2019 Master Plan, and Future Land Use Plan: rezone, variance, and amended plat. As noted 
previously, there are structural and other improvements for Lot 110B that encroach upon Lot 110A. 
Furthermore, neither lot meets the minimum lot width of the R District. And, since the holistic health 
care center was not constructed, the owners are seeking approval to rezone Lot 110A from GC District 
to R District. 
The amended plat readjusts the property line between Lots 110A and 110B to bring the structural 
improvements (shed) and driveway all onto Lot 110B. Lot 110A becomes 110A-1 and Lot 110B becomes 
110B-2. The amended plat also restricts direct lot access to Sabeta Drive from Lot 110A-1 and provides 
a shared access easement on Lot 110B-1 for both lots.  

Figure 2. Future Land Use Plan 
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The lots currently, and on the proposed amended plat, do not meet the minimum lot width of the R 
District of 50 feet. Lot 110A-1 is 46.44 feet in width and Lot 110B-1 is 46 feet in width. There isn’t 
enough space to bring both lots into conformance with this amended plat. The owner’s are requesting 
approval of two lot width variances. 
Lastly, when the property was replatted in 2001, Lot 110A was zoned GC General Commercial District 
in anticipation of the construction of a holistic health center. This center was never constructed and 
the property owner would like to rezone Lot 110A to R Low Density Residential District to be in 
conformance with the master plan and compatible with surrounding zoning and uses. 
The applicant has submitted a hearing application, fee, letter of request, site plan/improvement survey, 
final plat/amended plat, and HOA letter for the public hearing to the Town. The property and hearing 
have been noticed and posted by the Town in accordance with Section §7-3-23(D) of the RMC. 

  

Figure 3. Improvement Survey of Existing Conditions 
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CODE REQUIREMENTS 
RMC §7-3-22 - AMENDMENTS AND ADDITIONS TO THE OFFICIAL ZONING MAP 
AND ZONING REGULATIONS.  
(A) Rezoning: 

(1) Amendments to the Official Zoning Map involving any change in the boundaries of an existing 
zoning district, or changing the designation of a district, shall be allowed only upon a 
determination following public hearing that the following criteria are met:  
(a) The amendment is not adverse to the public health, safety and welfare, and 
(b) Either: 

(i) The amendment is in substantial conformity with the Master Plan; or 
(ii) The existing zoning is erroneous; or 
(iii) Conditions in the area affected or adjacent areas have changed materially since the 

area was last zoned. 
(2) Rezoning may be requested or initiated by the Town, the Planning Commission, or the owner 

of any legal or equitable interest in the property or his representative. The area considered for 
rezoning may be enlarged by the Planning Commission on its own motion over the area 
requested in the application as part of its recommendation. Any person desiring an amendment 
to the Zoning Regulations shall submit an application on forms provided by the Town, 
accompanied by an application fee of $200.00. Town staff shall have 30 days from the date an 
application is submitted to review such submittal and to advise the applicant of any deficiencies. 
Once a submittal is deemed complete, it may be processed for further review. The burden shall 
be on the applicant to show that the criteria of this Subsection have been met. No fee or formal 
application is required for action initiated by the Town or Planning Commission. 

(E) All proposals to amend the Official Zoning Map or these Zoning Regulations may be referred to 
the Planning Commission for recommendation. 

(F) The Town Council shall review all proposals to amend the Official Zoning Map as the "Review 
Board" in substantial conformity with the review procedures set out in Subsection 7-3-23.: 

RMC §6-4-4 VARIANCES  
(A) A variance to the provisions of Section 6-4 may be granted by the Board of Adjustment following 

the review procedure set out in Subsection 7-3-18 of the Ridgway Municipal Code, if it 
determines that the requirements of subsections 7-3-16(A), (C), and (D) of the Ridgway 
Municipal Code are met. 

RMC §7-3-15 DIMENSIONAL AND OFF-STREET PARKING REQUIREMENTS 
(A) Dimensional Requirements: Tabulated Requirements for Uses by Right. 

Zone/Use Width Lot 
Size 

Max. Lot 
Coverage 

Setbacks Height Front Rear Side Corner 
R / Single-Family 50’ 6,000sf 50% 15’ 8’ 5’ 7.5’ 27’ 
GC /All 30’ 5,000sf 60% 15’ 8’ 8’ 7.5’ 27’ 
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RMC §7-3-21 VARIANCES AND APPEALS  
(A) The Planning Commission may grant a variance from the Dimensional Requirements, Sign 

Regulations, Design or Performance Standards, and other provisions of these regulations not 
related to "use", and excluding Off-Street Parking Requirements, following the review procedure 
of Subsection 7-3-23, provided that the criteria of this Subsection will be met…Variances shall be 
granted only if all the following criteria are met: 
(1) There are practical difficulties or unnecessary hardships in the way of carrying out the strict 

letter of the zoning ordinance, and 
(2) The spirit of the ordinance will be observed, the public health, safety, and welfare secured, 

and substantial justice is done by granting the variance.  
RMC §7-4-10 REPLATS AND AMENDED PLATS  
(B) Amended plats of subdivision plats previously approved by the Town, or parts of such plats, 

which do not make or require a material change in the extent, location, or type of public 
improvements and easements provided, and are consistent with the Design Standards of these 
Regulations may be submitted, approved and recorded in accordance with the provisions of this 
Subsection in lieu of other procedures provided for subdivision by these regulations, if all required 
improvements are in and available to serve each lot. 

RMC §7-4-5(C) FINAL PLAT: 
RMC §7-4-5(C)(8)(b): The Planning Commission shall determine the following are met in order to 
recommend approval, with or without conditions, of the replat to the Town Council: 
(i)  The Town has received a reproducible mylar properly executed by all parties except Town 

officials, the original subdivision improvements agreement properly executed by the Subdivider 
accompanied by required security, and copies of properly executed corporate documents and 
covenants;   

(ii)  Compliance with all Planning Commission conditions of approval except those subject to a good 
faith dispute;  

(iii)  Payment of all costs due to date pursuant to 7-4-12(B), recording fees, development excise 
taxes, tap fees and other amounts due the Town. 

 

ANALYSIS 
LAND USES 
Lot 110A-1 is currently vacant and Lot 110b-1 is developed as a single-family residence. Both are in 
conformance with the current “R” and “GC” Districts as it relates to land use. The applicant wishes to 
rezone the “GC” lot to “R” to allow future residential development and to bring it into conformance with 
the 2019 Master Plan and Future Land Use Plan which shows the property as Single-family as well as 
to be more compatible with surrounding zoning and land uses. 

DIMENSIONAL STANDARDS 
Dimensional Standards 
Section §7-3-15(A) sets forth the required dimensional standards which shall be met for various uses 
within each zone district. For the R Low Density Residential District, the following standards apply to 
single-family uses: 
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Standard Requirement Proposed 
Lot 110A-1 Lot 110B-1 

Min. Lot Width 50’ 46.43’ 46’ 
Min. Lot Size 6,000sf 21,789.24sf 28,181.07sf 
Max. Lot Coverage 50% TBD <50% 
Min. Front Setback 15’ TBD >102’ 
Min. Rear Setback 8’ TBD 32.8’ 
Min. Side Setback 5’ TBD 15’ 
Max. Side on Corner Lot 7.5’ n/a n/a 

 
The current lot widths do not meet the minimum dimension and the amended plat will not correct the 
nonconformance since there isn’t additional room or land to adjust the lot width at the street. In order 
to bring the two lots into conformance, a lot width variance for each lot is being requested. To mitigate 
the impact of having two driveways located within close proximity to each other, staff requested that 
a note be added to the plat prohibiting direct access from Lot 110A-1 onto Sabeta Drive. (See note 9) 

ACCESS 
As currently platted, both lots have direct lot access to Sebata Drive. The applicant proposes to restrict 
direct lot access for Lot 110A-1 and provided a shared access easement on Lot 110B-1. Due to the 
narrow lot width at the street and the configuration of the street curve in this area, the access restriction 
addresses the negative impacts of multiple access points on a cul-de-sac.  

UTILITIES 
No proposed changes to existing utilities have been proposed or are required by this request. All 
improvements are already in place. If new water and/or sewer taps are necessary for the future 
development of Lot 110A-1, that will be determined in conjunction with the building permit application. 

STAFF RECOMMENDATION 
Following a review of the application materials against the applicable RMC requirements, staff 
recommends approval of the rezoning, amended plat, and variance requests with conditions intended 
to tie each of the approvals together so no one request is approved unless all three are approved. The 
recommended motion with alternatives is provided in the next sections of the staff report. 
The proposed order of motions is purposeful to ensure a clean and clear record. Therefore, the motions 
shall be made and acted upon in the order listed below. 

RECOMMENDED MOTIONS – REZONE 
“I move to recommend approval to rezone Lot 110A, Amended Plat of Lot 110, Solar Ranches, Filing 
No. 2C from “GC” General Commercial District to “R” Low Density Single-Family District to the Town 
of Ridgway Town Council finding that the criteria set forth in Section 7-3-22(A)(1) of the RMC have 
been met and with the following condition: 
1) The Ridgway Town Council approves the Wilson Subdivision variance requests to reduce the 

minimum lot width and the amended plat.” 
Alternative Motion: 
“I move to recommend denial of the request to rezone Lot 110A, Amended Plat of Lot 110, Solar 
Ranches, Filing No. 2C from “GC” General Commercial District to “R” Low Density Single Family 
District to the Town of Ridgway Town Council finding that the criteria set forth in Section 7-3-
22(A)(1) of the RMC have not been met.” 
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1) The amendment is not in substantial conformity with the Master Plan; or 
2) The existing zoning is not erroneous; or 
3) Conditions in the area affected or adjacent areas have not changed materially since the area 

was last zoned.  

RECOMMENDED MOTIONS - VARIANCES 
Request #1 -Lot 110A-1: “I move to approve a 3.56-foot variance to allow a 46.44-foot lot width 
for Lot 110A-1, Wilson Solar Ranch Subdivision in the R Low Density Residential District finding that 
the criteria set forth in Section 7-3-21 of the RMC have been met and with the following condition: 
1) The Ridgway Town Council approves the Wilson Subdivision rezoning and amended plat.” 

Alternative Motion: 
“I move to deny the request to reduce the minimum lot width for Lot 110A-1, Wilson Solar Ranch 
Subdivision in the R Low Density Residential District finding that the criteria _____ of the 
approval criteria set forth in Section 7-3-21(A) of the RMC have not been met.” 
(1) There are practical difficulties or unnecessary hardships in the way of carrying out the strict 

letter of the zoning ordinance, and 
(2) The spirit of the ordinance will be observed, the public health, safety, and welfare secured 

and substantial justice done by granting the variance. 
Request #2 -Lot 110B-1: “I move to approve the request of a 4-foot variance to allow a 46-foot 
lot width for Lot 110B-1, Wilson Solar Ranch Subdivision in the R Low Density Residential District 
finding that the criteria set forth in Section 7-3-21(A) of the RMC have been met and with the 
following condition: 
1) The Ridgway Town Council approves the Wilson Subdivision rezoning and amended plat.” 

Alternative Motion: 
“I move to deny the request to reduce the minimum lot width for Lot 110B-1, Wilson Solar Ranch 
Subdivision in the R Low Density Residential District finding that the criteria _____ of the 
approval criteria set forth in Section 7-3-21(A) of the RMC have not been met.” 
(1) There are practical difficulties or unnecessary hardships in the way of carrying out the strict 

letter of the zoning ordinance, and 
(2) The spirit of the ordinance will be observed, the public health, safety, and welfare secured 

and substantial justice done by granting the variance. 

RECOMMENDED MOTIONS – AMENDED PLAT 
“I move to recommend approval of the Wilson Solar Ranch Subdivision to the Town of Ridgway Town 
Council, subject to the comments below, finding that the criteria set forth in Section 7-4-5 and 7-4-10 
of the RMC have been met and with the following conditions: 
1) Update the Attorney Certificate to include exceptions included on the Title Commitment. 
2) The Ridgway Town Council approves the Wilson Subdivision rezoning and variance requests to 

reduce the minimum lot width.” 
Alternative Motion: 
“I move to deny the Wilson Solar Ranch Subdivision finding that the criteria set forth in Section 
7-4-5 and 7-4-10 of the RMC have been met: 
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1) The final plat is not substantially consistent with the preliminary plat as approved.  
2) The final plat does not contain all the required information listed in Section 7-4-5(C)(3) 
3) The final plat does not conform to the R Low Density Residential District uses and 

standards. 

ATTACHMENTS 
1. Application and Support Materials 

 

















Mike and Sue Wilson 
604 Sabeta Drive 

Ridgway, CO 81432 
scarrierewilson@gmail.com 

303-709-8037 
September 15, 2022 

Town of Ridgway  

Planning Commission 

201 N. Railroad St. 

Ridgway, CO 81432 

Dear Planning Commission Members, 

We ask that you grant our request for a hearing based on the following issues and information. 

Background  

We own two lots in Solar Ranch on Sabeta Drive in south Ridgway, which we purchased in February, 

2022. (See Lots 110A and 110B on Image 1 below and evidence of our ownership in Enclosure 1.) The 

legal description of the lots is:   

LOTS 110A AND 110B, AMENDED PLAT OF LOT 110, SOLAR RANCHES FILING NO. 2C, TOWN OF 

RIDGWAY, ACCORDING TO THE PLAT THEREOF RECORDED MAY 15, 2001 UNDER RECEPTION NO. 

174776, COUNTY OF OURAY, STATE OF COLORADO. 

 

 

Image 1: Division of Lot 110 into three sublots 

Our lots (along with Lot 110C) were once part of one large lot, Lot 110 of Solar Ranches, Filing 2C. Lot 

110 was divided into three lots in 2001 with the filing of an Amended Plat with Ouray County, the most 

mailto:scarrierewilson@gmail.com
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recent plat for this property from which Image 1 was taken. A full copy of that recorded plat is included 

as Enclosure 2 to this letter. 

Subsequently, the home we live in now was built on Lot 110B in 2002, while 110A remains undeveloped. 

A home was also built on Lot 110C. It is not owned by us and not directly affected by our requests.   

The division of Lot 110 into three lots in 2001 created the following situation: 

1. All three lots are only approximately 46 feet wide at the point of street access; and 

2. Lot 110A is zoned “GC” General Commercial, under Conditional Ordinance 01-04 (allowing 

for a Holistic Health Center to be built on Lot 110A). 

Additionally, we’ve discovered the need for some corrective plat work to bring our lots within greater 

alignment and conformity while also providing some clarity for future access of the two properties. 

Specifically, as seen in the improvement survey plat created by Orion Surveying, the previous owner of 

Lots 110A and 110B constructed a driveway, built a shed, and installed landscaping around our single 

family home. These projects spilled across the lot line onto 110A. The result is that our shed and part of 

the driveway access to our garage are on the adjacent undeveloped lot, and not wholly on the same lot 

as our home. (See Enclosure 3 or Image 2 below) 

 

Image 2: Our home on 110B showing shed & driveway spilling across the lot line of 110A. 
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Summary of Concerns Inherited with Our Lots Purchase  

Concern #1: The shed built by the previous owner is non-conforming to current regulations of the Town 

or our homeowner’s association, Solar Ranch HOA, Inc. filing 2BCD (“HOA”), as it rests on the 

undeveloped Lot 110A. 

Concern #2: The lot widths at the entrances for Lots 110A and 110B are non-conforming to Town 

regulations as neither have the requisite minimum 50’ width. 

Concern #3: Lot 110A is zoned “GC” General Commercial, under Conditional Ordinance 01-04, in the 

middle of a residential neighborhood.  

 

Proposed Solutions 

Proposed Solution re Concern #1: Move a portion of the lot line between Lots 110A and 110B (creating 

Lots 110A-1 and 110B-1 as depicted on the replat attached as Enclosure 4) so that the driveway and 

shed will be completely contained on Lot 110B-1 and thus conform with current Town and our HOA 

regulations. Please note that we will abandon the part of the existing gravel drive that would encroach 

on Lot 110A-1, if any. 

Proposed Solution re Concern #2: Grant a permanent access easement to Lot 110A-1 from 110B-1 to 

allow for access to Lot 110A-1 from the current driveway on 110B-1. We propose that no direct access 

to the street would be available for Lot 110A-1 so as not to create any additional direct street access, 

and that access to Lot 110A-1 would be gained only via the access easement. There is currently a fence 

erected along the entire width of Lot 110A between the lot and the street. We have no plans to remove 

the fence. 

Proposed Solution re Concern #3: Rezone Lot 110A as “R” Low Density Residential to allow only 

approved residential development, as supported by our neighbors and HOA. 

A snapshot of the proposed solutions can be seen on Image 3 below and more completely in the Final 

Plat we propose. (See Enclosure 4). 
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Image 3 – New Lots 110A-1 and 110B-1. 
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Approvals Sought at the Requested Hearing of the Planning Commission 

As described in further detail below we have the following requests of the Planning Commission 

regarding each of the outlined concerns related the current state of our lots: 

• Specific to Concern #1 – Approve Plat Amendment 

• Specific to Concern #2 – Grant Width Variances for Both Lots  

• Specific to Concern #3 – Rezone Lot 110A-1 

Approval Sought re: Concern #1 – Approve Amendment of Plat 

We ask for approval of the plat amendment to create Lots 110A-1 and 110B-1, attached as Enclosure 4.  

We note that the proposed plat amendment meets all the criteria of the Town of Ridgway Municipal 

Code (the “Code”) section 7-4-10(B) and therefore is eligible to be approved by the Planning 

Commission. Specifically, section 7-4-10(B) of the Code states that: 

“Amended plats of subdivision plats previously approved by the Town, or parts of 

such plats, which do not make or require a material change in the extent, location, 

or type of public improvements and easements provided, and are consistent with 

the Design Standards of these Regulations may be submitted, approved and 

recorded in accordance with the provisions of this Subsection in lieu of other 

procedures provided for subdivision by these regulations, if all required 

improvements are in and available to serve each lot.” 

The proposed plat amendment is for a part of a subdivision plat previously approved by the Town and it 

does not make or require any material changes to the extent, location, or type of public improvements 

and easements provided.  

All required public improvements currently exist and need no changes. We are suggesting to provide a 

new private access easement (as further described below) simply to help alleviate an existing problem 

with the lot widths, but do not require such easement. No public easements are being requested or 

required due to the amended plat.  

As proposed, the lots resulting from the amended plat meet all Design Standards of these Regulations. 

The proposed easement grants access to a street connected to the public street system to Lot 110A-1. 

Additionally, as proposed, the lots resulting from the amended plat meet all dimensional requirements of 

zoning regulations to the extent that they currently do, i.e., they meet all, except the minimum width 

requirement that they do not meet now. We ask for approval of variances related to this width 

requirement below. 

Please see Image 4 below showing the dimensional requirements of the Town’s zoning regulations for “R” 

Low Density Residential and how the dimensions of proposed Lots 110A-1 and 110B-1 compare. 
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District Min. Lot Max. Lot 

Coverage 

(%) 

Min. Setbacks (ft) 

Use Width 

(ft) (5) 

Size (sf) Front Rear (1) Side (1) Max. Side 

on Corner 

Lot 

R 

 

 

 

Lot 
110A-1 

 

Lot 
110B-1 

Single-

Family and 

Duplex 

50 6,000 50 15  8 5 7.5 

 46.43 21,789.24 0 N/A N/A N/A N/A 

  

46 

 
28,181.07 

 

< 50 

 

>102 

 

32.8 

 

15  

 

9.5 

 

Image 4 – Dimensional Requirements vs. Dimensions of  Lots 110A-1 and 110B-1. 

 

Approval Sought re: Concern #2 – Grant Width Variances 

1. We ask for a variance to the width requirement for Lot 110A-1 of 3 feet and 6.84 inches to allow 

a reduced width of 46.43 feet. 

2. We ask for a variance to the width requirement for Lot 110B-1 of four feet to allow a reduced lot 

width of 46 feet. 

We note that the requested variances are not related to “use” and meet all the criteria of the applicable 

section of the Code, Section 7-3-21(A). 

As per Section 7-3-21(A) of the Code, “Variances shall be granted only if all the following criteria are 

met: (1) There are practical difficulties or unnecessary hardships in the way of carrying out the strict 

letter of the zoning ordinance, and (2) The spirit of the ordinance will be observed, the public health, 

safety and welfare secured and substantial justice done by granting the variance. 

In our situation, criteria (1) is met because there are practical difficulties in the way of carrying out the 

strict letter of the zoning ordinance lot width requirement. There are only 92.43 feet across the two 

existing lots and thus it is impossible to change the lot lines to meet the minimum width requirement of 

50 feet for each lot. 

Criteria (2) is met because the variances support the spirit of the ordinance by granting as wide of a lot 

as practically possible for both lots and retaining widths that are only a few feet short of the minimum 

requirement. In order to mitigate any negative ramifications that a smaller than minimum lot width may 

be creating, we are proposing that Lot 110B-1 grant the access easement to Lot 110A-1 depicted in the 

https://library.municode.com/co/ridgway/codes/code_of_ordinances?nodeId=CH8LI
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amended plat described above and included as Enclosure 4. This will effectively give Lot 110A-1 access 

to the full 92.43 feet width of the two lots and will not minimize the width of the other lot or its access 

at all. 

The public health, safety and welfare will remain secure in light of the requested variances and 

substantial justice will be done if the variances are granted because they are simply upholding the 

existing situation that we inherited from the previous owner of the properties. 

The uses of land within 100 feet of the exterior of the combined Lots 110A and 110B (and Lots 110A-1 

110B-1) are as follows: 

 To the North – “R” Low Density Residential (condominiums) 

 To the East – Ridgway Athletic Park  

To the South – HOA path and Town Border (ranch land abuts the Town limits) 

 To the West – “R” Low Density Residential  

 

Approval Sought re: Concern #3 – Rezone 

We ask for the rezoning of Lot 110A to one of “R” Low Density Residential. When Lot 110 was divided 

into three separate lots in 2001, the owners of Lot 110A wished to build a Holistic Health Center on such 

lot and were granted the right to do so under Conditional Ordinance 01-04. Under this conditional right, 

if the Holistic Health Center was not built, only a single family residence would be allowed to be built on 

Lot 110A. As the Holistic Health Center was never built, only a single family residence should be allowed 

to be built on the lot pursuant to Conditional Ordinance 01-04 and therefore we ask that the zoning be 

changed to reflect that fact. 

The Planning Commission may grant the requested rezoning under the Town Municipal Code 7-3-22(A) 

because all the criteria of that section of the Code will be met, i.e., the requested re-zoning: 

(a) “is not adverse to the public health, safety and welfare”; and 

(b) “is in substantial conformity with the Master Plan.”  

There is nothing adverse to the public health, safety and welfare of rezoning Lot 110A-1 to “R” Low 

Density Residential in-line with the intent of the Conditional Ordinance 01-04.  

The Town’s Master Plan shows our neighborhood, including both our lots, as part of a Single-Family 

Neighborhood, which by the definitions in the Master Plan, does not include commercial buildings. Re-

zoning Lot 110A-1 to be “R” Low Density Residential supports what is depicted in the Master Plan in 

substantial conformity with the Master Plan. 

An examination of the Town’s Master Plan Values shows that the rezoning request aligns with the many 

of the related Goals and Policies listed in the plan, especially those related to the Community Value 5, 

i.e., Well-Managed Growth.  

The first goal mentioned under the Community Value of Well-Managed Growth is listed as: 

“GOAL GRO-1: Manage growth and development in order to maintain Ridgway’s small town character, 

support a diverse community, and create employment opportunities.”  
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The requested rezoning is aligned with several of the specific policies listed under this goal.  

First, the “POLICY GRO-1.5: Design of New Development. Ensure new development and 

infill/redevelopment is compatible with the surrounding area or neighborhood. . . .” would be 

supported by the rezoning requested. The surrounding neighborhood is all zoned as “R” Low Density 

Residential. Granting our request to designate Lot 110A-1 as “R” Low Density Residential would ensure 

than any development on the lots is compatible with the surrounding area or neighborhood 

Additionally, the rezoning is aligned with “POLICY GRO-1.7: Transitions. Provide clear guidance to 

developers to ensure smooth transitions and/or compatibility between distinct land uses (i.e., 

between industrial or commercial and residential, including areas with mixed uses) or development 

densities/intensities.” Currently, Lot 110A’s zoning is governing by Conditional Ordinance 01-04, which 

allows for the construction of a Holistic Health Center or a Single-Family Residence, but gives no 

guidance or regulation about the development of such a center, or any guidance as to what would 

constitute a Holistic Health Center versus any other type of health center. Rezoning the lot to be “R” 

Low Density Residential would provide clear guidance to anyone who develops the land in the future 

and ensure “compatibility between distinct land uses” and “development densities” of the area. 

Another goal listed in the Master Plan is “GOAL GRO-2: Ensure public infrastructure, utilities, facilities, 

and services are sufficient to meet the needs of residents and businesses as the town grows.” The 

Master Plan includes a policy to support this goal of “POLICY GRO-2.3: Development Capacity. Monitor 

the Town’s capacity to support development based on existing infrastructure and facility capacity, 

population projections, and community desires.”  

Our rezoning request is in-line with this policy because, if granted, it will support less stress on the 

existing infrastructure and be in-line with community desires. If the lot is developed under the “R” Low 

Density Residential zoning designation rather than under a commercial zoning designation no additional 

public infrastructure, utilities, facilities, or services will be needed. Those currently in place are sufficient 

to meet the needs of residents under the requested zoning. Additionally, discussions with our neighbors 

and the HOA board confirmed our belief that our neighborhood community desires that our rezoning 

request be granted so that commercial development is not allowed on the lot. 

The Town Master Plan also lists a goal of “GOAL GRO-4: Develop a safe and efficient multi-modal 

transportation system, balancing the needs of all users.” As part of this goal, the Town adopted a policy 

of “POLICY GRO-4.2: Traffic Impacts of Development. Ensure that future development does not create 

traffic volumes or patterns that will create traffic hazards or interrupt traffic flow.”  

Our Solar Ranch neighborhood has unpaved streets and no sidewalks. We also have a large walking, 

running, and biking population. Some of this activity is on our neighborhood trails, but much of it takes 

place on the streets themselves. This is currently possible and safe because of the low volume of traffic 

in the neighborhood. If a Holistic Health Center were to be built on Lot 110-1, we would be concerned 

that the use of the center could lead to increased traffic volumes and would created traffic hazards in 

our neighborhood. Rezoning the lot to “R” Low Density Residential would ensure that future 

development on the lot does not create traffic volumes or patterns that will create traffic hazards. 

 

 



(updated as of September 2022 to add the Required Site Plan Items)
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Enclosure 1 

Evidence of Ownership of Lots 110A and 110B by the Applicant 

 

Included in Enclosure 1, please find the following documents: 

1) General Warranty Deed for Lots 110A and 110B recorded with Ouray County February 9, 2022, 
from Robert McKelvey and Karen McKelvey to Michael Len Wilson and Susan Carriere Wilson, 
trustees of the Wilson Living Trust dated December 5, 2017, and any amendments thereto 
(“Wilson Living Trust”);  

2) Certification of Trust for the Wilson Living Trust (with first page and title page of Trust 
Agreement included); 

3) Deed of Trust to Wells Fargo dated February 9, 2022 from the Wilson Living Trust; and 

4) Title Commitment on Lots 110A and 110B at the time of purchase by the Wilson Living Trust. 
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Enclosure 2 

 

AMENDED PLAT OF LOT 110, SOLAR RANCHES FILING NO. 2C, TOWN OF 

RIDGWAY, ACCORDING TO THE PLAT THEREOF RECORDED MAY 15, 2001 UNDER 

RECEPTION NO. 174776, COUNTY OF OURAY, STATE OF COLORADO 
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Enclosure 3 

 

Improvement Survey Plat dated July 2021 as provided by Previous Owner of Lots 110A and 110B 

(updated as of September 2022 to add the Required Site Plan Items) 
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Enclosure 4 

FINAL PLAT FOR  

WILSON SOLAR RANCH SUBDIVISION 

A REPLAT OF LOTS 110A AND LOT 110B, AMENDED PLAT OF LOT 110, OF SOLAR 

RANCHES, FILING NO. 2C, LOCATED WITHIN THE SW 1/4 OF SECTION 16 TOWNSHIP 45 

NORTH, RANGE 8 WEST, NEW MEXICO PRINCIPAL MERIDIAN, TOWN OF RIDGWAY,  

OURAY COUNTY, COLORADO 
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Enclosure 5 

 

Approval Letter from HOA 
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Enclosure 6 

 

Planning Commission Hearing Request 

 



Enclosure 1 
Evidence of Ownership of Lots 110A and 110B by the Applicant 

Included in Enclosure 1, please find the following documents: 

1) General Warranty Deed for Lots 110A and 110B recorded with Ouray County February 9, 2022, 
from Robert McKelvey and Karen McKelvey to Michael Len Wilson and Susan Carriere Wilson, 
trustees of the Wilson Living Trust dated December 5, 2017, and any amendments thereto 
(“Wilson Living Trust”);

2) Certification of Trust for the Wilson Living Trust (with first page and title page of Trust 
Agreement included);

3) Deed of Trust to Wells Fargo dated February 9, 2022 from the Wilson Living Trust; and

4) Title Commitment on Lots 110A and 110B at the time of purchase by the Wilson Living Trust.













































� �������	��
���
�������	��
�������������������������������� ���!�" ��##$!�#�%���&!���#�'�(�#$!�'�)*#%�'�*��+,��'$)��-��.�%���,���*%���%/�%��%��,,�!'*�0�%��%����..*,��.�%���,)�!1���'�!�,�!'�!�*��2�*,��%����!���!% �*#�#*%$�%�'/�%��!����3��"�������'��'#/��%��!�%����%���'��'4#5�2�*,��3�#%#.���#*��)���2��!#�*��%��%����2��!4#5�#%�%�'�*��+,��'$)��-��.�%���,���*%���%/�,��3� *�0�%���)��'�'�#,!*"�'�*��%�*#,���*%���%�2*%�*������!*�'��.�67����%�4#5��!*�!�%��%�������*%���%�8�%�/��9,��%��#�.�))�2#:������*#���'�!#����%�*#���'������!%��.�%���,���*%���%���'�*#�#$";�,%�%���))�%���%�!�#���'��!�3*#*��#�%��!��.���'��� �!*�!���'�!#����%#�%��!�%�<�=9,��%�%��%����9%��%��9�!�##) �#%�%�'/�*%���*%��!���'*.*�#��� ��.�%���%�!�#���'��!�3*#*��#�.�%���,���*%���%���'��� ��!*�!���'�!#����%/���!�'��#�*%��9%��'�%����..�,%*3��'�%���.�%���,���*%���%���'��� ��!*�!��'�!#����%/���!�'��#�*%�*�,!��#��%���&�)*, ����$�%�%��!��.<��!%*.*�'���!�$0��>��$�! �67/�6?66



����������	
���
������ ��������������	
��������������������������������� ��������	
����������� � !������"#�$��#% " $&'�(&$!&)�
�*&
 ����+�*& ��#

"#,-�).��������� /&���&��*�� +������0*�-�#
"!&+1" &��'�� 
�+&.����������+�
�2�$� �����+�$�
�
���3&+�4����'&�#&#�$��2������+�
�2�+�$�
�
���3&+�4���$��2����51+&#�6�
�+&�
�3��1
��+&+���$)��� ���
 ��6��1

&� �$&,�$�#&+�
"� "��7+2���� 2����
2��  *#�+�*& ��#
�
��89�:���� ;�.<��=>� ;�=�� ;�=�� 5;�.<��=>�7 ;�=�� ����� �?��@��8� ;�=�� �?�*��������������
��������� �?����������������������1
�)���1� )�5,&�&
�$�61�#7 <=������� ;���=�>�1
�)���1� )�5
��#�A�*
"#,& �=������� ;>�=���1
�)���1� )�5+��"�$�+&
!"� �=������� ;�>=>�+�3��$�#"+ 
"� �
���5
"#,-� ��=��<���� ;���=��+�3��$�#"+ 
"� �
���*��#�5
 >=������� ;�>�=�� �-���6�
"#,-�) �=������� ;���=�>#�$$�+���
(��&'& &
)�#"+ 
" �=������� ;��=����$�
�#��
"!&
�-� &
����+&
 �=������� ;��=��
"#,-�)�6"
&��
� &� "���#"+ �=�<����� ;�>�=<� 
"���1� )�-� &
����+&
!��� �=<������B ;<�=<<
"#,-�)�$"*
�
)�#"+ 
"� �=������� ;���=��
&,"���$�+&
!"�&��1 3�
" ) �=�>����� ;��=�<+�3��$�#"+ 
"� �
���+�$�
"& �=������� ;���=�>�1
�)���1� )�5&'+�61�#7 �=������� ;���=�� �-���6�
"#,-�)�
�'��*��# �=��>���� ;��=>� �?���*���������� ��=������� ;�.<��=>�B��������$�C:
!���� �
&+"#&� "�$�$� + ;�>�.��� ;�<.�����'����
&+"#&� "�$�"'�
�!&'&� + ;�.�>� ;��� ���� ;�>�.�>� ;�<.���
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Enclosure 2 
 

AMENDED PLAT OF LOT 110, SOLAR RANCHES FILING NO. 2C, TOWN OF 
RIDGWAY, ACCORDING TO THE PLAT THEREOF RECORDED MAY 15, 2001 UNDER 
RECEPTION NO. 174776, COUNTY OF OURAY, STATE OF COLORADO 
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Enclosure 4 

FINAL PLAT FOR  

WILSON SOLAR RANCH SUBDIVISION 

A REPLAT OF LOTS 110A AND LOT 110B, AMENDED  PLAT OF LOT 110, OF SOLAR 

RANCHES, FILING NO. 2C, LOCATED WITHIN THE SW 1/4 OF SECTION 16 TOWNSHIP 

45 NORTH, RANGE 8 WEST, NEW MEXICO PRINCIPAL MERIDIAN, TOWN OF 

RIDGWAY, OURAY COUNTY, COLORADO 





Enclosure 5 

Approval Letter from HOA 







Enclosure 6 

Planning Commission Hearing Request









 

 

 

 

AGENDA ITEM #5 
 



 

 

 
To:   Town of Ridgway Planning Commission 
Cc:   Preston Neill, Ridgway Town Manager 
From:  TJ Dlubac, AICP, Community Planning Strategies, Contracted Town Planner 
Date:  October 21, 2022 
Subject:   Vista Park Commons P.U.D. Subdivision for October 25th PC Meeting 

 

APPLICATION INFORMATION 

Request: Approval of the Final Plat for the Vista Park Commons P.U.D. Subdivision 
to subdivide the existing five lots into 23 lots. 

Legal: Lots 30-34, Ridgway Land Company Subdivision 
Address: TBD 
General Location: East of and adjacent to Redcliff Drive, north of Hunter Parkway. 
Parcel #: 430516402008, 430516402009, 430516402010, 430516402011, and 

430516402012,  
Zone District: GC General Commercial Zone District with PUD 
Current Use Vacant 
Applicant Joe Nelson, Vista Park Development, LLC 
Owner Jack Young and Joe Nelson, Vista Park Development, LLC 

PROJECT REVIEW 
BACKGROUND 
The application for the final plat was submitted on April 29, 2022. A completeness review was 
conducted, and the application was accepted as complete on May 29, 2022. The initial review was 
completed and comments were sent to the applicant team on July 18, 2022, and a resubmittal was 
received on September 26, 2022. 
The Vista Park Commons P.U.D. preliminary 
plat was approved by the Town Council on 
August 14, 2019, with conditions and variances 
as noted in the staff report. Sec. 7-4-5(C)(1)(c) 
of the RMC states that preliminary plats expire 
after two years of the Town Council’s approval 
of the Preliminary Plat, therefore, the Vista 
Park Commons P.U.D. Preliminary Plat and PUD 
expired on August 14, 2021. However, because 
the development was proceeding with active 
construction and the developer was 
communicating with Town staff throughout the 
course of the project improvements, it was 
clear that a final plat submission was 
forthcoming. While the strict interpretation of Figure 1. Current Plat 
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the provision was not met with the submittal of the final plat, Town staff believes the spirit and intent 
of the regulation were met because of the active construction 
and positive progress made on the project over the course of 
the construction season. Although it is the applicant’s 
responsibility to request an extension of a preliminary plat 
approval if the two-year timeframe is unable to be met, there 
was an oversight by both the applicant and Town staff in 
enforcing this provision for this project. However, since the 
project is consistent with approved standards and has been 
making progress, Town staff is comfortable with this request 
proceeding forward for Planning Commission’s consideration. 
If the Planning Commission or Town Council desires, they may 
determine the application to be invalid and require the 
Applicant to submit a preliminary plat pursuant to the RMC 
requirements for an expired preliminary plat approval. 
 

CODE REQUIREMENTS 
RMC §7-4-5(C) FINAL PLAT: 
RMC §7-4-5(C)(8)(b) states that the Planning Commission shall determine the following are met in 
order to recommend approval, with or without conditions, of the plat amendment to the Town Council: 
(i)  The Town has received a reproducible mylar properly executed by all parties except Town 

officials, the original subdivision improvements agreement properly executed by the Subdivider 
accompanied by required security, and copies of properly executed corporate documents and 
covenants; 

(ii)  Compliance with all Planning Commission conditions of approval except those subject to a good 
faith dispute;  

(iii)  Payment of all costs due to date pursuant to 7-4-12(B), recording fees, development excise 
taxes, tap fees and other amounts due the Town. 

ANALYSIS 
PUD CONDITIONAL USES, VARIANCES, AND DEVIATIONS 
The property is zoned GC General Commercial with a Planned Unit Development (PUD). The intent of 
the PUD is to provide flexibility with respect to dimensional standards, increased density, and clustered 
development patterns.  The preliminary plat and PUD for Vista Park Commons PUD Subdivision 
approved a variety of conditions and variances as allowed by the RMC. Those approvals are listed 
below: 

1. Approve a conditional use to allow single-family and duplex residential uses in the GC Zone 
District 
NOTE:  The preliminary plat for Vista Park Commons PUD Subdivision was approved prior to 
the 2020 revisions to the RMC which prohibited single-family residents and duplexes in the GC 
Zone District. Prior to these amendments, these uses were allowed by conditional use. 

2. The following dimensional standards were amended to be as depicted on the plat: 
a. Lot Size: The minimum required lot size if 5,000sf, but the preliminary plat and PUD 

proposed lot sizes ranging from 1,484sf to 3,181sf.  

Figure 2. Property Location & Zoning 



Town of Ridgway 
Vista Park Commons P.U.D. Plat 
October 21, 2022 
Page 3 of 6 

 

 

i. Of note, Lots 22 and 23 are significantly smaller than the previous smallest lot 
at 1,018.43sf and 1,088.79sf, respectively. While these are relatively large 
changes in lot size, the overall density, lot coverage, requirements, and 
setback requirements for these lots have not changed, so the impact of the 
overall development will be relatively minor. Therefore, Town staff is amenable 
to this change in minimum lot sizes for these two lots. 

b. Front Setbacks: 15’ is required in the GC District, but most lots propose a 7’ setback 
from the internal private street.  

i. Of note, Lots 22 and 23 propose a 1’ front setback which is consistent with Lot 
23 of the preliminary plat. 

c. Side Setbacks: The GC District requires a minimum of 8’ setback, however, most of 
the lots indicate a 4.5’ setback while there is a 0’ setback between the two sets of 
duplex lots (Lots 8 & 9 and Lots 22 & 23). 

i. Of note, Lots 17 & 18 were proposed as duplex lots in the preliminary plat and 
the final plat shifted those to Lots 22 & 23. This change does not appear to 
have a significant impact on the overall development. Rather, it seems to 
mitigate access concerns for the previous duplex lots of Lots 17 & 18. 

ii. Also of note, Lot 21 proposes a 1’ side setback which is consistent with Lot 22 
of the preliminary plat. 

d. Rear Setbacks: 8’ is required in the GC District, however, some lots propose a reduced 
rear setback as small as 4’ on Lots 20 & 21 and 4.5’ on Lots 22 & 23. These are all 
consistent with the preliminary plat requests. 

e. Architecture and Landscaping: No architectural renderings nor landscaping plans were 
provided with the final plat and PUD submittal to confirm the proposed variations 
allowed through the preliminary plat & PUD process. The variances from the residential 
design standards and landscape plan sheets should be included in the PUD document 
that will get recorded with the final plat and PUD. This was noted in the preliminary 
plat staff report (see Attachment D). Town staff has recommended a condition that 
these be submitted and reviewed by Town staff prior to the final plat and PUD being 
considered by the Town Council. 

3. Deed Restrictions: The project will provide two deed restricted units and those are identified 
in the plat notes. There was discussion during the preliminary plat and PUD process that the 
units should be in Phase 2, however, an updated phasing plan was not provided in the 
submittal. Therefore, Town staff recommends a condition be included that an updated phasing 
plan be submitted prior to the final plat and PUD being considered by the Town Council. 

4. Parking: The total number of parking spaces was reduced to 40 required spaces. The current 
RMC standards require 2 parking spaces per single-family or duplex use. With 23 units being 
proposed, a total of 46 parking spaces should be required. However, the reduction to was 
approved with the preliminary plat and PUD. The project installed 44 total spaces with 4 ADA 
spaces.  

LAND USES 
The property is zoned GC General Commercial District and is currently vacant with common elements 
and public improvements installed. The final plat must be approved and recorded with the Ouray County 
Clerk and Recorder’s Office prior to any building permits being issued for the subdivision. 
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The proposed subdivision includes 23 lots with 23 dwelling units in 21 buildings; two duplexes are 
proposed. This is consistent with the preliminary plat and PUD. The preliminary plat identified one of 
the duplex lots as Lots 17-18. However, on the final plat, this set of duplex lots was shifted to the 
newly configured Lots 22-23 and Lot 17 encompasses the area that was Lots 17-18 on the preliminary 
plat. 

    
 
 
DIMENSIONAL STANDARDS 
The final plat is consistent with the proposed dimensional standards, variances, and waivers granted 
through the preliminary plat and PUD review. To simplify the building permit review process and the 
applicable standards for easier administration in the future, staff recommends a dimensional table be 
added to a sheet of the final plat & PUD identifying the minimum standards (setbacks, lot size, lot 
coverage, and lot width) for each lot in the subdivision. 
ACCESS 
Each lot is accessed via an access easement which will be maintained by the Homeowner’s Association. 
The access easement accesses Redcliff Drive at two locations and the parking lot accesses Redcliff 
Drive at two additional points. Those access points are consistent with the preliminary plat and 
construction documents. 
UTILITIES 
Underground utilities and surface infrastructure were necessary as part of this project. While the 
underground utilities were completed and as-built surveys were submitted, as of the last review, there 
were some surface improvements such as sidewalks, walkways, and parking lighting. These items are 
proposed to be included in a Subdivision Improvement Agreement (SIA). An SIA will need to be 
approved prior to the Town Council approving the final plat per RMC standards. Therefore, staff has 
recommended a condition that the SIA be submitted and reviewed by Town staff prior to the final plat 
and PUD being considered by the Town Council. 
There are a few minor revisions that still need to be worked out on the plat to ensure the utilities are 
located within the proper easements. These are identified in the attached redlines and staff is 
recommending a condition that the redlines be adequately addressed prior to the final plat and PUD 
being considered by the Town Council. 

Figure 3. Preliminary Plat Configuration Figure 4. Final Plat Configuration 
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AS-BUILTS 
The original review comments provided to the applicant on July 18, 2022, included comments regarding 
changes and updates needed on the as-built drawings required to be submitted with the Final Plat 
application materials. However, the revised materials provided to the Town for review on September 
26, 2022, did not include updates to those as-built plans. To ensure that all as-built plans include the 
necessary items and corrections, Town staff has recommended a condition of approval requiring the 
applicant to adequately address all staff comments associated with the as-built drawings prior to the 
final plat being considered by the Town Council. 
 

PUBLIC NOTICE AND PUBLIC COMMENT 
The applicant has submitted a hearing application, associated fees, final plat materials, and other 
required support materials for this public hearing to the Town.  
The property has been posted and proper notification has been completed by the Town in accordance 
with RMC §7-4-13. 
As of the drafting of this staff report, no public comments either for or against the request have been 
received. 
 

STAFF RECOMMENDATION 
Upon review of the application against applicable Town standards, Staff recommends that the Town of 
Ridgway Planning Commission recommend approval of the Vista Park Commons – P.U.D. Subdivision 
Final Plat and PUD to the Ridgway Town Council finding that the criteria set forth in RMC §7-4-
5(C)(8)(b) have been met with the following conditions: 
1. Applicant shall submit updated architectural designs, landscape plan, phasing plan, and as-builts 

to the Town to be reviewed by town staff prior to the final plat and PUD being considered by the 
Town Council. 

2. Applicant shall address all redlines in Attachment C of this staff report and resubmit necessary 
plans and documents for review prior to the final plat and PUD being considered by the Town 
Council. 

3. Applicant shall address all outstanding review comments in the comment letter dated July 18, 2022, 
and submit the necessary documentation for review prior to the final plat and PUD being considered 
by the Town Council. 

RECOMMENDED MOTION 
“I move to recommend approval of the Vista Park Commons – P.U.D. Subdivision Final Plat and PUD to 
the Ridgway Town Council finding that the criteria set forth in RMC §7-4-5(C)(8)(b) have been met 
with the following conditions: 
1. Applicant shall submit updated architectural designs, landscape plan, phasing plan, and as-builts 

to the Town to be reviewed by town staff prior to the final plat and PUD being considered by the 
Town Council. 

2. Applicant shall address all redlines in Attachment C of this staff report and resubmit necessary 
plans and documents for review prior to the final plat and PUD being considered by the Town 
Council. 



Town of Ridgway 
Vista Park Commons P.U.D. Plat 
October 21, 2022 
Page 6 of 6 

 

 

3. Applicant shall address all outstanding review comments in the comment letter dated July 18, 2022, 
and submit the necessary documentation for review prior to the final plat and PUD being considered 
by the Town Council. 

 

ATTACHMENTS 
A. Application and Support Materials 
B. Town Review Comment Letter dated July 18, 2022. 
C. Town Review Redlines dated October 21, 2022 
D. Vista Park Commons Preliminary Plat and PUD Town Council Staff Report dated August 14, 2019 











4/28/2022 

Vista Park Commons – Final Plat Submittal 

 

Table of Contents Outline of Documents Submitted: 

 

1) Three – 36” x 24” Printed copies of Final Plat B&W 
2) One – 36” x 24” Mylar of Final Plat Ready for Signatures 
3) One – 36” x 24” Copy of As‐Built Utility Plan – Color 
4) One – 36” x 24” Printed Copy of As Built Plans – Surveyed Locations 

 

A) One ‐ Printed Copy of Final Plat Application w/ $600 Check 
B) One ‐ Printed Copy of Proposed SIA Agreement (Draft) 
C) One ‐ Printed Copy of HOA CC&R’s (Recorded) 
D) One ‐ Printed Copy of By Laws (Recorded) 

 

 

 



                      9 – 26 ‐ 22 

Vista Park Commons – Final Plat Review 

Developer Comments to:           

Community Planning Strategies 7‐18‐22 Review   Blue = Pete Sauer Complete per Plat 

Resubmittal 

Planning Review Comments:         Green = Developer Answers to Staff 

                Amber = David Reed 

Final Plat: 

1.  Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 
(Please add as shown “and Drainage”) 

2. Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 

3. Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 
(Times‐6 Lienholders) 

4. Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 

5. Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 

6. Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 

7. Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 

8. Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 

9. Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 

10. Pete ‐ Insert on Plat as shown on July 18th, 2022, Planning Review Comments 
11. Note 8a: Pete ‐ Correct to Read: (Responsibility for maintenance of the shared 

elements of each Townhome shall be the Joint and Several liability of the Unit 
Owners of the Townhomes.) 

12. (Developer answer to Staff ‐ Acreage of Tract A is shown on Pages 3 & 4 of Plat 
Submitted on 4‐29‐22) (Pete ‐ Per discussion with Staff – As sewer line is in this 
“Greenbelt Lot” ‐ Please show that the entire Greenbelt Lot is also dedicated to 
the Town as utility easement.  Staff wants Fire Hydrant & Service Line to it to be in 
dedicated easement.  Also, 4” Sewer Service lateral street to common building to 
be in dedicated easement) 

13. Pete ‐ please see Plat Note #9 and edit as follows: The Owners of Lots 1 to 23 shall 
be jointly & severally liable for the maintenance of all General Common Elements, 
within Tract "A" Common Area, including, but not limited to the following: (Include 
the List as shown on plat) 

14. Pete ‐ Please add this Note as requested by staff: “All construction will conform 
with Ridgway Municipal Code.” 

15. Pete ‐ Please add this Note as requested by staff: “Outdoor Lighting; All Outdoor 
lighting shall conform to Ridgway Municipal Code 6‐5 “Outdoor Lighting 
Regulations”, as may be amended.” 

16. Pete ‐ Please add this Note as requested by staff: 
17. Pete ‐ Please add this Note as requested by staff: 



18. (Developer answer to Staff – The majority of Sewer Line is in “Greenbelt Lot” as it 
is designated as Utility easement – A section of the Sewer Line is in dedicated 
utility easement between Lots 15 & 16, also running in 35’ wide dedicated utility 
easement to Redcliff Drive – Note: See page U‐1 of Utility Plan) 

19. Pete – Please add tag lines to easement dimensions that are missing, or move 
numbers closer to arrows, as staff is requesting.  (Plat Page 3 ‐ 1 on Lot 1, 1 on Lot 
2, 2 on Lot 3… Plat Page 4 – 2 on Lot 11, 2 on Lot 12, 3 on Lot 13, 2 on Lot 14, 1 on 
Lot 15, 2 on Lot 17, 3 on Lot 18, Missing dimension east boundary on Lot 19. 

20. Pete – Please add dimension to the easement on Lot 16.  Tag line dimension to 
arrow in easement on Lot 18.  Darken text within the hatching so to be legible.   

21. Pete ‐ Please add these Notes as requested by staff: 
22. Pete ‐ Please add these Notes as requested by staff: 
23. David Reed to include in SIA 
24. (Developer answer to staff ‐ I believe all utility easements are dedicated to Town 

via – “Dedicated Utility Easement” with hatching indicated on Plat Pages 3 & 4 – 
also “Drainage Easement Overlay” with its different hatching on Plat Pages 3 & 4.  
Shay Colburn & Joanne specifically Directed & Approved this easement narrative & 
Identification.) 

25. David Reed – Please make recommendation and provide to Pete Sauer to correct 
on Plat.  

26. (Developer answer to staff ‐ These features are dimensioned on the infrastructure 
drawings and have been surveyed in by Pete Sauer.) 

27. (Developer answer to staff – The Irrigation ditch, as built, has been surveyed in and 
is plotted on the current Plat map) 

28. (Developer answer to staff – The Irrigation ditch is complete – except for grout 
sealing of concrete cold joints between floor & walls.  This work will be completed 
in spring when we can divert irrigation water.) 
 

Subdivision Improvements Agreement 
 

29. David Reed to work out with TJ & Bo 
30. David Reed to answer. 
31. (Developer answer to staff – Curb, Gutter, Asphalt & Drain Inlet from Redcliff Drive 

is complete.   Concrete Lined Irrigation Ditch is 95% complete with only a seem 
seal to still implement between floor & wall cold joints.  The Moody Ditch 
Irrigation water is 99% controlled as it passes around Vista Park Commons.  The 
Moody Ditch water cannot undermine our sewer line.  The small amount of water 
that could seep through the cold joints is insignificant.  The water table is at 5’‐ 7’ 
deep in the area and the irrigation water from the ranch behind us, that saturates 
the water table, is substantially more significant.  We do not have any Irrigation 
water intrusion into our sewer system, as it was built properly.  We propose to 
Tent, heat, and seal the seams during the winter when Irrigation flows are cut. 
Parking Lot base is complete (12” Reconditioned Sub grade ripped & compacted to 
95%, and 12” Class 2 Subbase compacted to 95% ‐ as inspected by Mike Jenkins & 
Tested by Lambert & Assoc).  The final 4” layer of (Permeable Paving) will be 



installed completed, after vertical construction, and will be part of an SIA 
Agreement) 

32. (Developer answer to staff – Natural Gas was eliminated from Vista Park Commons 
– As Some municipalities are not allowing Naturals Gas any longer in new 
subdivisions… There is also a significant push in Colorado & Nationally to 
encourage all electric appliances, heating, and water heating… Including significant 
rebates from San Miguel Power for the switch from Natural Gas to electric space 
heating with heat pumps, water heating & more… It is more effective use of these 
budgets to go with the switch over to electric for Vista Park… San Miguel Power, 
with their rebates and Federal rebates, are making all electric the more Affordable 
Housing option.) 

33. (Developer answer to Staff – Yes… Parking Lot Improvements will be complete 
prior to C.O. and will be included in SIA – Internal common walkways are 
complete.) 

34. (Developer answer to Staff – No street Lighting is required – Parking Lot Lighting 
only will be included in SIA.) 

35. (Developer answer to Staff – Rail fencing in common area’s is about 75% complete.  
The balance of the fencing between and behind homes is scheduled for completion 
at the appropriate time – when vertical / exterior construction is complete.  25% 
value of fencing for common area will be included in SIA.) 

36. (Developer answer to Staff – Common Area Irrigation is 75% complete with 
balance finishing up by Oct 7th, 2022.  We have no plan to include in SIA.  A 
significant number of trees (58) are planted & irrigated.   Balance of Common Area 
Landscaping will be included in SIA) 

37. (Developer answer to Staff – I am submitting an estimate and we can review 
together if needed.  Or you can assign Ron Alexander or Mike Jenkins to review 
with me) 

 
As‐built Surveyed 3‐22 
 

38. (Developer answer to Staff – As the As‐Built Utility plans are very detailed with no 
room for more information… We believed that the best format for this required 
information, was on an additional 2 pages referenced from the plat pages… I do 
believe this is a good format) 

39. (Same as above) 
 
Utility As‐Builts 
 

40. (Developer answer to Staff – Water Meters are shown on Utility plan, As‐built 
Survey plan, and are visible on site… with depths for water line showing on Utility 
plan… Water lines in our region are at the 5’ coverage depth… the Corp Stop is 
located at each Tap Tee at 5’ depth and perpendicular to water line at each 
meter… The Curb Stops are located at the 5’ depth at 1’ in front of the meter with 
the valve box caps at surface… Meter Cans are a set depth of 5’ also… Yes, we have 
shock loops with copper laterals to meter bases… This has been all inspected and 
approved by Mike Jenkins… All of this is shown on utilities plans… All Manholes 



are located… All Clean‐Outs are located and visible… I do not believe we are 
required to complete further CAD and Shape files… Utilities have been installed 
per our approved utilities plans… Sewer profiles are accurate and have been 
inspected… Main Water Line is built per plan and inspected by Mike Jenkins) 

41. (Developer answer to Staff – Sewer Profiles changed slightly – As‐Built depths are 
shown on As‐Built Survey Plan) 

42. (Developer answer to Staff – Manhole as‐built depths are shown on As‐Built 
Survey Plan in form of “Construction Data”) 

43. (Developer answer to Staff ‐ We do not have another color… Please Note that the 
Irrigation Line is a different line format than Main Potable Water Line) 

44. (Developer answer to Staff – Storm water is built as per original plan) 
45. (Developer answer to Staff – Gas Line & Services have been omitted from our plan 

per our answer in Staff Line Item #32) 
46. (Developer answer to Staff – The electric systems is always designed by San Miguel 

Power… San Miguel submitted their original plan that we incorporated into or 
original Utility construction drawings… However, nearly a year after, a new 
engineer came on board and insisted on this new plan… The As‐Builts we 
submitted show this accurately and there is no conflict with other utilities… as all 
was inspected along the way, for proper separation & depths by inspector Mike 
Jenkins) 

47. (Developer answer to Staff – We can provide – Solid with short dash is primary – 
longer dash is secondary – short dash is house service lines) 

48. (Developer answer to Staff – We have over a 5’ separation of 2 electric house 
service lines from sewer line VP‐Line 3… This installation with 5’ separation is code 
and was inspected by Mike Jenkins… If you think I should put a dimension note on 
plan to further show… Utility Cross section shows 5’ c‐c… we have 5’ clear.) 

49. (Developer answer to Staff – Page 4 of Plat shows these easements as “Access & 
Utility Easements for the Benefit of Lot 17”…  If you believe we need some 
additional language, please advise) 

50. (Developer answer to Staff – No closer than 3’ in 2 locations Near Lot 17 
easements… the balance of irrigation service lines are located from 32’‐ 55’ from 
electric service lines… Irrigation service lines only run to front fence at each lot.) 

51. (Developer answer to Staff – These are all very clearly shown on the Site Plans – 
Pages S‐1, S‐1.2, S‐1.3 of our Infrastructure Construction Plans) 

52. (Developer answer to Staff – Irrigation Main Line Layout – Changes are shown on 
Page – U‐1 of the As‐Built Utilities page submitted… The Irrigation Line crosses 
perpendicular to Potable Water Service lines with Potable water at 5’ depth and 
18” depth for Irrigation Line giving us 3’‐6” of vertical separation.) 

53. (Developer answer to Staff – Irrigation Service Laterals are not shown on plans… I 
can get this done if needed???) 

54. (Developer answer to Staff – OK!) 
 
Thank you for your thorough review and comments, 
 
Joe Nelson 
Vista Park Development 
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SUBDIVISION IMPROVEMENTS AGREEMENT 

  This Subdivision Improvements Agreement (Agreement) is entered into as of the date of 
mutual execution (Effective Date) hereof by the Parties by and between VISTA PARK 
DEVELOPMENT, LLC, a Colorado limited liability company, (Developer) and the TOWN OF 

RIDGWAY, COLORADO (Town) (together, the Parties) pursuant to the subdivision regulations 
of the Town. 

RECITALS: 

The Developer seeks approval of a subdivision the real property described on Exhibit A for a 
subdivision known as VISTA PARK COMMONS SUBDIVISION (Development).  The subdivision 
has been reviewed and approved by the Town.   

The Town seeks to (1) protect the health, safety and general welfare of the community, (2) 
ensure compliance with the Town’s subdivision regulations by requiring the completion of 
various improvements to the Property, (3) limit and mitigate the potentially harmful effects of 
substandard development, and (4) protect the Town from the costs of completing necessary 
improvements supporting the Development. 

The mutual promises, covenants, and obligations set forth in this Agreement are authorized by 
state law, the Colorado Constitution, and the Town’s land development ordinances and 
regulations.  

NOW THEREFORE, in consideration of the Developer’s receiving subdivision and development 
approval from the Town for the Development, the Parties agree and covenant as follows: 

1.  Improvements.  The Developer shall design, construct and install, at its own 
expense, those improvements listed and described on Exhibit B (Improvements) in accordance 
with the approved preliminary and final plats and in accordance with the applicable design and 
construction standards of the Town’s applicable regulations.   

a.  Commencement, Completion and Abandonment.  The Developer shall 
commence work on the Improvements within thirty (30) days of the Effective Date of 
this Agreement (Commencement Date).   The Developer shall complete the 
Improvements by the end of the twelfth month from the Effective Date of this 
Agreement (Completion Date).  The Completion Date may be extended upon the 
written request of the Developer if the Town determines that there is good cause for 
such extension; such extension shall be in writing executed by the Town.  The Developer 
shall not cease construction for any period of more than ninety (90) consecutive days; if 
construction is ceased for more than 60 consecutive days, the Town may deem the 
Development abandoned (Abandonment).    

b.  Compliance with Law.  The Developer shall comply with applicable federal, 
state, and local laws, ordinances and regulations in constructing the Improvements. 
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2.  Security.  As security to guarantee the construction of the Improvements, 
Developer shall deliver to the Town a letter of credit in the amount of the estimated cost of the 
Improvements in the form of Exhibit C.  The cost estimate is provided in Exhibit B.   

a.  Release of Security; Reduction of Security.  The Town will release its 
interest in the Security upon issuance of a Certificate of Completion for the 
Improvements.  The Town may affect a partial release or a partial draw of the Security 
based upon partial completion of the Improvements or limited defects or repairs.  The 
Town shall expressly release the Security and/or contract obligations if it accepts new 
security from any developer or lender who subsequently acquires the Property. 

b.  Use of Proceeds.  The Security funds shall be used by the Town only to 
complete the Improvements or to correct failed or defective Improvements and for no 
other purpose.  Funds that are called or drawn by the Town and not used to complete or 
repair Improvements in accordance with this Agreement within twenty‐four months of 
said draw or call shall be paid to the Developer or returned to the issuer of the Letter of 
Credit, at Developer’s election.   

c.  Call or Draw of Security Funds – Default of Developer.  The Town may 
call or draw upon the Security only in the event of Developer default under this 
Agreement.  The following shall constitute a default by the Developer: 

(1)  Developer’s failure to complete all of the Improvements on or before the 
Completion Date, as duly extended; 

(2)  Developer’s failure to take reasonable actions to correct defective 
construction of Improvements within the applicable warranty period; 

(3)  Developer’s insolvency, the appointment of a receiver for the Developer 
or the filing of a voluntary or involuntary petition in bankruptcy by or of the 
Developer; 

(4) Notification to the Town by any lender with a lien on the Property of a default 
by the Developer on any obligation to such lender; 

(5)  With regard to the Property or any partition thereof, initiation of any 
foreclosure action regarding any lien, encumbrance, or mechanics lien, or any 
assignment or conveyance of the Property in lieu of foreclosure; 

(6)  Notification to the Town by the bank issuing the Security that it will not 
renew the Security during a time when security is still required hereunder and no 
substitute collateral or other security has been provided by the Developer.  

Upon default the Town may draw on or proceed to collect the Security up to the full 
face amount thereof.  The Town may complete Improvements itself or may contract 
with a third party for completion.  The Developer grants to the Town and/or its 



Page 3 of 12 
 

contractor(s) a non‐exclusive right to enter the Property for the limited purpose of 
constructing, reconstructing, repairing, maintaining, and inspecting Improvements.  

3.  Inspection.  The Town will inspect the Improvements to determine compliance 
with the Town’s subdivision and development regulations.  When the Town has determined 
that the Improvements have been properly completed, the Town shall certify such in writing 
(Certificate of Completion), and with respect to public improvements, shall issue in writing an 
acceptance of such public improvements (Acceptance), and shall release the security for the 
Improvements.  The Developer’s obligation to complete the Improvements is and shall be 
independent of any obligations of the Town set forth herein. 

a.  Notice of Defect.  The Town shall provide timely written notice to Developer if a 
Town inspection reveals any defect or failure to conform to Town standards in whole or 
in part.  The Developer shall provide timely written notice to the Town when the 
Developer or its professional consultant(s) has knowledge that an Improvement does 
not conform with Town standards or is otherwise defective in whole or in part.  The 
Developer shall correct all non‐conforming construction and/or defects within forty‐five 
(45) days of such notice.  

b.  Liens and Encumbrances.  Prior to Acceptance, the Developer shall document 
that the Developer owns the Improvements in fee simple and that there are no liens or 
encumbrances on the Improvements other than those that are accepted in writing by 
the Town. 

c.  As‐Built Drawings.  Prior to Acceptance, Developer shall furnish to the Town as‐
built drawings in appropriate electronic form, stamped and sealed by a professional 
engineer and copies of results of all construction control tests required by the Town.  

c.  Acceptance of Improvements.  Once accepted by the Town in writing, the 
Developer shall not have any further responsibility or liability with respect to any public 
improvement, except for the Developer’s obligations to repair defective improvements 
during the one‐year warranty period as set forth below.  Issuance of Certificate of 
Completion or of written Acceptance by the Town shall constitute prima facie evidence 
that Developer has complied with the requirements of this Agreement with respect to 
such public improvement(s); however Acceptance by the Town does not constitute a 
waiver by the Town of any right it may have under this Agreement to demand 
correction of a defect in or failure of Improvements detected or accruing after 
Acceptance.  

4.  One Year Warranty/Guarantee.  For a period of one year from issuance of the 
Certificate of Completion by the Town, Developer shall correct and repair any defect in any 
Improvement due to materials or workmanship and shall take such steps and incur such cots as 
may be needed so that the Improvements or any repair or replacement thereof shall comply 
with the applicable standards and requirements of the Town during said one year period.  The 
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Town shall release this Agreement after the warranty period, as may be extended by repair or 
alteration work or by litigation, has expired.  The Town shall record a release of this Agreement 
in the official land records of Ouray County.  

5.  Covenant Running with the Land.  This Agreement shall be binding upon the 
heirs, successors and assigns of the Developer and shall constitute a covenant running with the 
land upon recording of a Recording Memorandum referencing this Agreement in the form of 
Exhibit D. 

  6.  Assignment.  This Agreement and the Developer’s obligations hereunder shall 
not be assigned by Developer without the express written consent of the Town; however this 
provision shall not prevent the enforcement of this Agreement as against any successor, heir, or 
assign of Developer in accordance with paragraph 5.  The Town may assign the proceeds of the 
Security to another developer or lender that has acquired the Property, and such developer or 
lender shall then have the same rights of completion as the Town hereunder if and only if the 
subsequent developer or lender agrees in writing to complete or correct the Improvements and 
provides to the Town reasonable security for that obligation. 

  7.  No Third Party Beneficiary.  This Agreement is not executed for the benefit of 
materialmen, laborers or others providing work, services or material to the Developer and/or 
the Property or for the benefit of the owner(s), purchaser(s) or user(s) of the Property.  No 
person or entity who or which is not a party to this Agreement shall have any right of action 
under or be a beneficiary of this Agreement. There shall be no third party beneficiaries of this 
Agreement.   

  8.  Remedies and Damages.  Breach of this Agreement by the Developer shall 
entitle the Town to recover damages from Developer; the measure of damages for breach of 
this Agreement shall be the reasonable cost of satisfactorily completing the Improvements plus 
reasonably related expenses incurred by the Town in completion of such Improvements.  The 
costs of the Improvements shown on Exhibit B shall be prima facie evidence of such costs of 
completion.  The remedies of the Town under this Agreement are cumulative in nature and are 
in addition to any other remedies the Town has at law or in equity.  

  9.  No Agency or Joint Venture.  The Town and the Developer are not partners, 
joint venturers, nor agents or employees of one another.  

  10.  Amendment or Modification.  The parties to this Agreement may amend or 
modify this Agreement only by written instrument executed by the Parties.  

  11.  Attorneys Fees and Costs.  Should either party be required to resort to litigation 
to enforce the provisions of this Agreement, the prevailing party shall be entitled to recover its 
costs, including reasonable attorneys’ fees and expert witness fees from the opposing party.  

  12.  Severability.  If any part, term, or provision of this Agreement is held by a court 
of competent jurisdiction to be illegal or otherwise unenforceable, such illegality or 
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unenforceability shall not affect the validity of any other party, term or provision.  The rights of 
the parties shall be construed as if the part, term or provision was never part of the Agreement.   

  13.  Computation of Time.  For the purpose of computing an abandonment period, 
completion date, or other date hereunder, times of war, civil disasters, or acts of God, or other 
extraordinary circumstances outside the control of a Party shall not be counted if such prevents 
or prevented the Developer or the Town from performing obligations under this Agreement.   
The Party asserting such excuse from performance must notify the other Party in writing of 
such assertion. 

  14.  Immunity.  Nothing in this Agreement constitutes a waiver of the Town’s 
sovereign or governmental immunity under statutory or common law. 

  15.  Jurisdiction and Venue.  Personal jurisdiction and venue for any action 
commenced by either party relating to or arising out of this Agreement shall be deemed to be 
proper only in Ouray County, Colorado.  The Parties expressly waive the right to bring such 
action in or to remove such action to any other court whether state or federal.  Actions to 
enforce this Agreement shall be to the court sitting without a jury. 

  16.  Authority.  The Parties warrant, covenant, and represent that the person signing 
this Agreement as the full authority of the Party to bind the Party with respect to each and 
every matter contemplated by or addressed in this Agreement.   

17.  Notices.  Any notice required or permitted under this Agreement shall be 
deemed effective two calendar days after deposit with the Unites States Postal Service, first 
class postage prepaid, and addressed to the Parties as follows: 

TO DEVELOPER: Vista Park Development LLC 
   801 Chipeta Drive 
   Ridgway, Colorado 81432 
 
TO THE TOWN: Town of Ridgway 
   P.O. Box 10 / 201 N. Railroad St. 
   Ridgway, Colorado 81432 
 

Executed by the Parties as of the date shown below: 

TOWN: 

 

By:  ________________________________    Date:  __________________________ 

Printed Name:  ____________________________  Title:  __________________________ 
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DEVELOPER: 

 

By:  _________________________________  Date:  ___________________________ 

Printed Name:  ____________________________ Title:  ___________________________ 
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EXHIBIT A 

LEGAL DESCRIPTON OF PROPERTY 

 

 

Lots 30‐34, inclusive, of the Ridgway USA Development by the Ridgway Land Company, 
according to the recorded plat filed October 9, 1990 at Reception No 147701, Town of 
Ridgway, County of Ouray, State of Colorado. 
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EXHIBIT B 

SUBDIVISION IMPROVEMENTS AND COST ESTIMATE 
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EXHIBIT C 

LETTER OF CREDIT 

(On Bank letterhead) 

Town of Ridgway 
c/o __________________ 
[address] 
 

Irrevocable Letter of Credit No. ______________________ 

ABA Number:  _________________________ 

Dated:  ______________________________ 

Expiration:  ____________________________, subject to the automatic extensions stated 
below 

Project Name:  VISTA PARK COMMONS SUBDIVISION (Development) 

Dear Sir/Madam: 

We hereby establish our Irrevocable Letter of Credit, numbered as referenced above, in favor of 
the Town of Ridgway at the request of and for the account of Vista Park Development, LLC 
(Developer) in the amount of _______________________ U.S. dollars ($________).  

This Letter of Credit is subject to the following terms and conditions: 

1. It is effective upon signature; 
2. It expires on the date set forth above subject to automatic extensions as provided 

below; 
3. It is available by sigh draft(s) drawn and marked “Drawn under 

________________________ (bank name) Letter of Credit No. __________________ 
dated (MM/DY/YR); 

4. It is established for the use and benefit o the Town of Ridgway by reason of the 
Developer being obligated to pay or perform in accordance with the provisions of the 
Town’s Zoning and Development Code and related regulations in relation to the 
Development referenced above; 

5. It will be automatically extended for a period of six (6) months form the present or any 
future expiration date unless (a) the underling obligation has been performed, released 
or satisfied, (b) this Letter of Credit has been called in full, or (c) the Bank notifies the 
Town at the address above by certified mail return receipt requested at least ninety (90) 
days prior to such expiration date that we elect not to further extend this Letter of 
Credit; 
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6. The following statement signed by an authorized designee of the Town of Ridgway must 
accompany the sight draft: 
 

“Vista Park Development, LLC has failed to comply with the terms, conditions, 
provisions, and requirements of the Ridgway Zoning and Development Code and 
or the plans, specifications and agreements relating to the construction of 
Improvements required by the Town.  The monies receive from this drawing are 
required to construct those Improvements.  The Town therefore request the 
payment of $_____________________, the duly estimated cost of the required 
Improvements.” 

7. Except as stated above no modification or revocation may be made by the undersigned 
to this Letter of Credit without the express written approval of the Town; 

8. This Letter of Credit is neither negotiable nor assignable; 
9. Partial drawings are permitted; 
10. We hereby agree that drafts drawn under and in compliance with the terms of this 

Letter of Credit will be duly honored on due presentation and delivery of documents, 
which may be done by first class mail, facsimile, in person or by any other reasonable 
business practice on or prior to the expiration or any extension thereof of this Letter of 
Credit; 

11. Except as otherwise stated herein, this Letter of Credit is subject to the Uniform 
Customs and Practice for Documentary Credits (1993 Revision) and to the extent that it 
does not conflict with Article 5 of the Uniform Commercial Code of the State of 
Colorado.  

 

________________________________________ 

Signature 

 

Printed Name:          Title: _____________________________________ 
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EXHIBIT D 

RECORDING MEMORANDUM 

This memorandum relates to and confirms that certain Subdivision Improvements Agreement 
concerning land in Ouray County, Colorado and is by and between Vista Park Development, LLC 
(Developer) and the Town of Ridgway (Town) pertaining to Vista Park Commons Subdivision 
(Development), located within and upon the following described real property within the Town 
of Ridgway, County of Ouray, State of Colorado, more particularly described as follows: 

Lots 30‐34, inclusive, of the Ridgway USA Development by the Ridgway Land Company, 
according to the recorded plat filed October 9, 1990 at Reception No 147701, Town of 
Ridgway, County of Ouray, State of Colorado. 

 
The  Developer  was  required  by  law  to  install  and  construct  certain  public  and  private 
improvements pursuant to application Town regulations and the provisions of a Subdivision 
Improvements Agreement.  The improvements are required to be construction in accordance 
with approvals by the Town pursuant to and in accordance with the Zoning and Development 
Code. 
 
The  Developer  and  the  Town  by  and  through  the  signatures  of  the  undersigned  have 
determined and agreed  to  the  type, quality, and amount of  improvements  required by  the 
approval of the Development by and through the Subdivision Improvements Agreement.   
 
By  virtue of  this notice being  recorded  in  the  land  records of  the Ouray County Clerk  and 
Recorder, subsequent owners and/or those that claim by, through or under the developer are 
on notice of the Developer’s obligations under the Subdivision Improvements Agreement.  The 
Subdivision Improvements Agreement may be inspected and/or copies at the Town of Ridgway. 
 
DEVELOPER: 
 
BY:  ___________________________________  DATE:  ___________________________ 
 
Printed Name:  _________________________  Title:  ___________________________ 
 
TOWN: 
 
BY:  __________________________________  DATE:  ___________________________ 
 
Printed Name:  _________________________  Title:  ____________________________ 
 



                      9‐26‐2022 

Vista Park Commons ‐ Subdivision Improvement Agreement ‐ Items for Discussion / Estimate 

Asphalt Paving is Complete  

Curb & Gutter is complete 

Sidewalks complete by Friday, Sept 30th, 2022 

Utilities Complete 

Moddy Ditch Complete – Except Joint Sealing & Conc Repairs to – Moody Ditch =  $12,000.00 

Strom Water System Complete – Except Sod for Drywell (in Spring) =       $10,000.00 

Pavement / Crosswalk Markings  =              $  5,500.00 

Common Walkways Complete 

Common Fencing – 75% Complete – Balance to Complete =        $  6,000.00 

Permeable Paving for Parking Lot =               $40,000.00 

Walkway lighting – Underground & bases Complete – Fixtures after Vertical Const =   $  3,000.00 

Parking Lot Lighting – Underground Complete – Install Poles & Lighting =     $15,000.00 

Common Area Landscaping – 58 Trees Planted / Grade & Berms  Set / Irrigation     $38,000.00        
Complete – Balance of Landscape to be after Vertical Construction Exteriors =    _________ 

                Estimated Total   $129,500.00 
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July 18, 2022 
Joe Nelson 
Vista Park Development LLC 
801 Chipeta Drive 
Ridgway, CO 81432 
E-Mail:  joenel1951@gmail.com 

RE: Vista Park Commons/ Replat of Lots 30-34 Ridgway Land Company Subdivision 
Final Plat Review 

Good Morning: 
The above-mentioned application and supplemental materials were reviewed by Community Planning 
Strategies (CPS) and Town Staff. The enclosed comments represent the findings of the review against 
applicable Town of Ridgway (Town) development and land use regulations. 
The following items must be addressed and resubmitted to the Town to be reviewed and evaluated: 
PLANNING REVIEW COMMENTS: 
Final Plat: 

1. Provide the below Certificate of Ownership and Dedication: 
CERTIFICATE OF OWNERSHIP AND DEDICATION:  
Know all persons by these presents: [Owner Name], a Colorado [corporate structure] 
(“Owner”), being the owner of the land described as follows:  
[Legal description of property], County Of Ouray, State Of Colorado (“Property”), has laid 
out, platted and subdivided same as shown on this plat under the name of [subdivision 
name], and by these presents does hereby dedicate to the perpetual use of the Town of 
Ridgway, Ouray County, Colorado, the streets, alleys, roads, and other public areas as 
shown and designated for dedication hereon and hereby dedicate those portions of land 
labeled as utility easements for the installation and maintenance of public utilities as shown 
hereon.  
In witness hereof Owner has executed this Plat effective as of _______________, 202__.  
[Owner Name], a Colorado [corporate structure].  
By: ______________________________  
Printed Name: _____________________  
Title: ____________________________  

2. Modify the Attorney’s Certificate to read as follows: 
ATTORNEYS CERTIFICATE:  
I, ________________, an attorney at law duly licensed to practice before the courts of 
record of Colorado, do hereby certify that I have examined the Title Commitment Order 
Number ______________ effective as of _____________ at __:___ __.M. issued by 
__________________ and according to that title commitment, of all land herein platted 
and that title to such land is in the dedicator(s) and owners, and that based upon my 
review of said title commitment, the property dedicated hereon has been dedicated free 
and clear of all liens and encumbrances, except as follows:  
Dated this __________________day of_____________________, 202__.  
_____________________________________________________________________  
 [legal counsel Name]   , Attorney at Law 
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3. Modify the Lien Holder’s Certificates to read: 
LIENHOLDER’S AFFIDAV IT 
Before a Notary Public, duly qualified and acting in and for said town, county, and state, 
appeared _________ known by official government-issued photograph identification to be 
the affiant herein, who stated the following under oath: 
The undersigned holder of a lien pursuant to an instrument recorded in the Ouray County 
records at Reception No. ___________________, hereby joins in this subdivision, any 
applicable subdivision improvement agreement, and the declaration of easements, 
property, and streets as shown hereon. 

Lien Holder:   
Name:   
Title:   

4. Correct the Engineer’s Certificate to add the word “and” before “are adequate to serve...” in the 
last sentence and remove “Registration Number” from the signature line. 

5. Modify the Certificate of Improvement Completion to read as follows: 
CERTIFICATE OF IMPROVEMENTS COMPLETION:  
The undersigned, Town Manager of the Town of Ridgway, certifies that all required 
improvements and utilities are installed, available, and adequate to serve each lot in the 
_______________ Subdivision.  
Dated this __________________day of_____________________, 202__.  
By:  _____________________________________________  

Preston Neill, Town of Ridgway Town Manager 
6. Modify the Surveyor’s Certificate to read as follows 

SURVEYOR'S CERTIFICATE  
I, [Surveyor’s Name], being a Registered Lan Surveyor in the State of Colorado do hereby 
certify that this plat was prepared under my direct supervision and that said survey is true 
and accurate to the best of my knowledge, conforms to all requirements of the Colorado 
Revised Statute, and all applicable Town of Ridgway regulations, and that all required 
monuments have been set as shown.  
__________________________________  
[Surveyor’s Name] PLS. [PLS Number] 

7. Modify the Planning Commission Certificate to read as follows: 
PLANNING COMMISSION:  
Recommended for approval by the Planning Commission this _____________________ 
day of _________________________________, 202__.  
By:  _____________________________________________  

Michelle Montague, Town of Ridgway Planning Commission Chairperson 
8. Modify the Town Council Certificate to read as follows: 

TOWN COUNCIL:  
Approved by the Town Council this _______________day of 
_____________________________, 202__.  
By:  _____________________________________________  

John Clark, Town of Ridgway Mayor 
9. Modify the Town Attorney’s Certificate to read as follows: 

APPROVAL OF TOWN ATTORNEY:  
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Approved for recording with the Ouray County Clerk and Recorder’s Office this 
_______________day of _________________________________, 202__.  
By:  _____________________________________________,  

Bo Nerlin, Town of Ridgway Town Attorney 
10. Modify the Treasurer's Certificate to read as follows: 

TREASURERS CERTIFICATE:  
According to the records of the County of Ouray Treasurer there are no liens against this 
subdivision or any part thereof for unpaid state, county municipal or local taxes or special 
assessments due and payable.  
Dated this __________________day of_____________________, 202__.  
By:  _______________________________________________________  
Jill Mihelich, Ouray County Treasurer 

11. Note 8a: The sentence as written doesn’t make sense. Please modify to clearly state the intention 
of the note. 

12. Provide a note with total acreage of easements and other property dedicated for public use. 
13. Provide a plat note stating ownership, usage and maintenance provisions for Tract A.  
14. Add a note stating “All construction will conform with Ridgway Municipal Code. “ 
15. Modify Note 7 to read, “Outdoor Lighting; All outdoor lighting shall conform to Ridgway Municipal 

Code Section 6-5 "Outdoor Lighting regulations", as may be amended. 
16. Add a note stating, “All provisions of the Ridgway Municipal Code, as adjusted from time to time, 

apply to this property with the exception of those explicitly provided for in the ________________ 
PUD. Where there is a conflict between the provisions of the Ridgway Municipal Code and the 
provisions of this PUD, this PUD shall prevail.” 

17. Please provide a scale for all dimensions and not just contours. Scale must be at no less than 1” 
equals 100 feet. 

18. Provide two separate defined easements for the sewer and water mains. If these two easements 
are to be or have been defined by a separate easement document, please reference that in the 
notes and on the page. 

19. Easement and setback dimensions are not consistently or clearly labeled on each lot. Please provide 
leaders from dimension line to measurements in all areas. (See attached redlines for more 
explanation.) 

20. The “Access and Utility Easement” for Lot 17 needs to be dimensioned and a note added regarding 
maintenance provisions. Change the scale of the shading to allow better legibility for information 
within the easement. 

21. Label Page 2 “As Platted” and Pages 3 & 4 “As Replatted.” 
22. Label Redcliff Drive existing right-of-way width. 

Subdivision Improvement Agreement: 
23. The SIA should reference the legal name of the development. 

ENGINEERING REVIEW COMMENTS: 
Final Plat: 

24. The easements dedicated to the Town should be the utility easements and the easements that are 
combined utility and drainage. 
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25. Plat Note 9 starting about half way down the note, says that the town is not responsible for damage 
they do as they work on utilities.  I think this should be a separate note.  This was part of the deal 
in allowing town utilities on private property with limited access points to the utility easement.  The 
agreement was that the note cover within and on the way to the utility easement.  

26. How are the boundaries of the parking area and the common building and storage units to be 
located on the ground?   Are the bulb outs in the parking design or as constructed? 

27. Is the relocated ditch shown the plat shown at the design or as constructed location?  The latter is 
required.  

28. How does one locate dimensions for the ditch on the ground.  There are bearings and distances 
between the angle points listed but I did not find where it starts.  Would coordinates be a better 
way to lay this out?  If one has a bust somewhere in the layout of the 40 points everything else 
from the oops will be wrong.  

Subdivision Improvement Agreement: 
29. Is this our standard form?  I don’t remember there being recitals on our form and other provisions 

seem weird.  If this is not our form, do we want to tell them it needs to be on the Town form? 
30. My questions / comments are in comments and track changes on the attached doc file. 
31. Can’t put comments or edit Exhibit Bo f the SIA.    I read RMC 7.4 etc  SIA (B) (1) to include all 

drainage.   I think that includes getting the curb and gutter installed. The Moody Ditch needs sealed 
to protect from undermining the sewer.  This should be part of the requirements for the sewer. 
Patching the water and sewer crossings to me is part of the utility work and should be done before 
final plat is done.  (Hopefully the C&G, the parking, and the patching are done. ) 

32. The list says gas is complete and says they decided to go all electric.  Was this change approved 
by the Town.  This is supposed to be affordable housing.  Not offering gas could be contrary to 
that goal. 

33. The parking lot improvements should be required to be completed before any buildings get a CO. 
Same with the internal walks.  These are improvements that needed to use the units.  The parking 
is not only parking and the walks are the only way to get stuff from the parking area to the units.  I 
think they should be secured. 

34. Street lighting is a required improvement for final plat.  I believe this should be a secured 
improvement. 

35. Rail fence is part of the landscaping and should be secured. 
36. Don’t know if the landscape numbers are reasonable. 
37. Once we agree on what needs secured (and once we check what has been completed in the last 

few weeks later this week), I can work on whether the dollar amounts listed are reasonable.  
Asbuilt Surveyed 3-22: 

38. Not sure what these sheets are so did not spend much time on them.  Do have the following 
questions for pg 1 
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39. Noticed that there are point numbers and coordinate for meters, cleanouts, valves, curb stops, 
etc.  Somehow this inform needs to be coordinated with the utility as builts. 

Utility As Builts: 
40. I am not seeing any way to locate any of the utilities on the ground.  They should refer to the 

Town standards for requirements for as builts. For example, plans need stations and depths (at 
tap and at curb stop)  for water services from water valves and station and depths at main and 
clean out for sewer services from manholes.  They should have swing ties to valves, fittings, and 
manholes, etc. Some of this info can be provided in tabular form to keep the drawings from being 
too cluttered and somehow combined with the info on the As built surveyed sheets.  We also need 
cad and shape files once the as builts are complete.  

41. Did not find plan and profile sheets including as as builts. 
42. Are the distances, slopes, changes in depth, and manhole angles shown on the as builts design 

data or as constructed data.  The latter is required. 
43. For clarify the main line irrigation should be the same color as the distribution irrigation lines, not 

the same color as the potable water line.  
44. Did not find storm water shown on the as builts. 
45. The design utility plans show gas service to every lot.  The As builts show no gas to the 

development.  Did they not extend gas to the lots?  If so, did the Town approve that change?  Gas 
is a utility that is supposed to be in place before final plat (not covered by SIA). 

46. The electrical lines shown on the as builts deviate quite a bit from the design drawings.  A major 
change is that the service lines to each building were previously shown separated enough that you 
could likely access one service line without damaging the other.  Now most are shown very close 
together.  I am not aware of the Town having approved these changes. 

47. There are several different electrical line types on the plans.  These should each be defined in the 
legend. 

48. A very significant change in electrical layout is the addition of electrical service lines in the easement 
for VP line 3 sewer line.  What is the separation between the electrical and sewer.  I don’t believe 
the Town approved adding the electrical to this easement. 
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49. Are lots 16 and 17 served off a single electrical service line most of the way to lot lines.  If so what 
are the maintenance arrangements? 

50. How close are the electrical service lines to the irrigation service lines in various locations? 
51. At least some of the rear setback lines are also utility easement lines.  Where that is the case 

should both be called out? 
52. Irrigation layout also looks to deviate from the design layout in places.  What is the separation 

between the potable water services and the irrigation services for Lots 22 and 23? 
53. It looks like two lots are served from a single irrigation box.  If that is the case is there a joint 

maintenance agreement? 
54. These docs will need a top down review again when they are closer to what is required.  There is 

so much that needs done now, some things were likely missed.  Also I did not look at the docs not 
listed above.  

55. Please let me know if you have questions or would like this in a different format. (Did not think 
there would be this much when I started). 

REDLINE COMMENTS: 
56. Please review and provide adequate amendments to address all redline comments in the attached 

documents. 

Please provide a written response detailing how each of the comments provided are being addressed in 
addition to making necessary amendments to the submittal materials. Upon resubmittal of these 
documents, a second round of review by town staff and consultants will be necessary prior to the application 
being scheduled for consideration by the Town of Ridgway Planning Commission at a public hearing. 
If you have any questions, please don’t hesitate to reach out to me at (970) 744-0623 or 
TDlubac@PlanStrategize.com. 
We look forward to receiving the revised documents and bringing this project to fruition. 
 
Sincerely, 
COMMUNITY PLANNING STRATEGIES, LLC 

 
TJ Dlubac, AICP 
Contracted Town Planner 
 
Encl: CPS Final Plat Redlines 

Combined SIA Redlines 
 
Cc: Jack Young, Vista Park Commons, LLC 

Preston Neill, Town of Ridgway Town Manager 
Joanne Fagan, Town of Ridgway Town Engineer 
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SUBDIVISION IMPROVEMENTS AGREEMENT 

  This Subdivision Improvements Agreement (Agreement) is entered into as of the date of 
mutual execution (Effective Date) hereof by the Parties by and between VISTA PARK 
DEVELOPMENT, LLC, a Colorado limited liability company, (Developer) and the TOWN OF 

RIDGWAY, COLORADO (Town) (together, the Parties) pursuant to the subdivision regulations 
of the Town. 

RECITALS: 

The Developer seeks approval of a subdivision the real property described on Exhibit A for a 
subdivision known as VISTA PARK COMMONS SUBDIVISION (Development).  The subdivision 
has been reviewed and approved by the Town.   

The Town seeks to (1) protect the health, safety and general welfare of the community, (2) 
ensure compliance with the Town’s subdivision regulations by requiring the completion of 
various improvements to the Property, (3) limit and mitigate the potentially harmful effects of 
substandard development, and (4) protect the Town from the costs of completing necessary 
improvements supporting the Development. 

The mutual promises, covenants, and obligations set forth in this Agreement are authorized by 
state law, the Colorado Constitution, and the Town’s land development ordinances and 
regulations.  

NOW THEREFORE, in consideration of the Developer’s receiving subdivision and development 
approval from the Town for the Development, the Parties agree and covenant as follows: 

1.  Improvements.  The Developer shall design, construct and install, at its own 
expense, those improvements listed and described on Exhibit B (Improvements) in accordance 
with the approved preliminary and final plats and in accordance with the applicable design and 
construction standards of the Town’s applicable regulations.   

a.  Commencement, Completion and Abandonment.  The Developer shall 
commence work on the Improvements within thirty (30) days of the Effective Date of 
this Agreement (Commencement Date).   The Developer shall complete the 
Improvements by the end of the twelfth month from the Effective Date of this 
Agreement (Completion Date).  The Completion Date may be extended upon the 
written request of the Developer if the Town determines that there is good cause for 
such extension; such extension shall be in writing executed by the Town.  The Developer 
shall not cease construction for any period of more than ninety (90) consecutive days; if 
construction is ceased for more than 60 consecutive days, the Town may deem the 
Development abandoned (Abandonment).    

b.  Compliance with Law.  The Developer shall comply with applicable federal, 
state, and local laws, ordinances and regulations in constructing the Improvements. 
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2.  Security.  As security to guarantee the construction of the Improvements, 
Developer shall deliver to the Town a letter of credit in the amount of the estimated cost of the 
Improvements in the form of Exhibit C.  The cost estimate is provided in Exhibit B.   

a.  Release of Security; Reduction of Security.  The Town will release its 
interest in the Security upon issuance of a Certificate of Completion for the 
Improvements.  The Town may affect a partial release or a partial draw of the Security 
based upon partial completion of the Improvements or limited defects or repairs.  The 
Town shall expressly release the Security and/or contract obligations if it accepts new 
security from any developer or lender who subsequently acquires the Property. 

b.  Use of Proceeds.  The Security funds shall be used by the Town only to 
complete the Improvements or to correct failed or defective Improvements and for no 
other purpose.  Funds that are called or drawn by the Town and not used to complete or 
repair Improvements in accordance with this Agreement within twenty‐four months of 
said draw or call shall be paid to the Developer or returned to the issuer of the Letter of 
Credit, at Developer’s election.   

c.  Call or Draw of Security Funds – Default of Developer.  The Town may 
call or draw upon the Security only in the event of Developer default under this 
Agreement.  The following shall constitute a default by the Developer: 

(1)  Developer’s failure to complete all of the Improvements on or before the 
Completion Date, as duly extended; 

(2)  Developer’s failure to take reasonable actions to correct defective 
construction of Improvements within the applicable warranty period; 

(3)  Developer’s insolvency, the appointment of a receiver for the Developer 
or the filing of a voluntary or involuntary petition in bankruptcy by or of the 
Developer; 

(4) Notification to the Town by any lender with a lien on the Property of a default 
by the Developer on any obligation to such lender; 

(5)  With regard to the Property or any partition thereof, initiation of any 
foreclosure action regarding any lien, encumbrance, or mechanics lien, or any 
assignment or conveyance of the Property in lieu of foreclosure; 

(6)  Notification to the Town by the bank issuing the Security that it will not 
renew the Security during a time when security is still required hereunder and no 
substitute collateral or other security has been provided by the Developer.  

Upon default the Town may draw on or proceed to collect the Security up to the full 
face amount thereof.  The Town may complete Improvements itself or may contract 
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with a third party for completion.  The Developer grants to the Town and/or its 
contractor(s) a non‐exclusive right to enter the Property for the limited purpose of 
constructing, reconstructing, repairing, maintaining, and inspecting Improvements.  

3.  Inspection.  The Town will inspect the Improvements to determine compliance 
with the Town’s subdivision and development regulations.  When the Town has determined 
that the Improvements have been properly completed, the Town shall certify such in writing 
(Certificate of Completion), and with respect to public improvements, shall issue in writing an 
acceptance of such public improvements (Acceptance), and shall release the security for the 
Improvements.  The Developer’s obligation to complete the Improvements is and shall be 
independent of any obligations of the Town set forth herein. 

a.  Notice of Defect.  The Town shall provide timely written notice to Developer if a 
Town inspection reveals any defect or failure to conform to Town standards in whole or 
in part.  The Developer shall provide timely written notice to the Town when the 
Developer or its professional consultant(s) has knowledge that an Improvement does 
not conform with Town standards or is otherwise defective in whole or in part.  The 
Developer shall correct all non‐conforming construction and/or defects within forty‐five 
(45) days of such notice.  

b.  Liens and Encumbrances.  Prior to Acceptance, the Developer shall document 
that the Developer owns the Improvements in fee simple and that there are no liens or 
encumbrances on the Improvements other than those that are accepted in writing by 
the Town. 

c.  As‐Built Drawings.  Prior to Acceptance, Developer shall furnish to the Town as‐
built drawings in appropriate electronic forms and paper copies, stamped and sealed by 
a professional engineer and copies of results of all construction control tests required by 
the Town.  

c.  Acceptance of Improvements.  Once accepted by the Town in writing, the 
Developer shall not have any further responsibility or liability with respect to any public 
improvement, except for the Developer’s obligations to repair defective improvements 
during the one‐year warranty period as set forth below.  Issuance of Certificate of 
Completion or of written Acceptance by the Town shall constitute prima facie evidence 
that Developer has complied with the requirements of this Agreement with respect to 
such public improvement(s); however Acceptance by the Town does not constitute a 
waiver by the Town of any right it may have under this Agreement to demand 
correction of a defect in or failure of Improvements detected or accruing after 
Acceptance.  

4.  One Year Warranty/Guarantee.  For a period of one year from issuance of the 
Certificate of Completion by the Town, Developer shall correct and repair any defect in any 
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Improvement due to materials or workmanship and shall take such steps and incur such costs 
as may be needed so that the Improvements or any repair or replacement thereof shall comply 
with the applicable standards and requirements of the Town during said one year period.  The 
Town shall release this Agreement after the warranty period, as may be extended by repair or 
alteration work or by litigation, has expired.  The Town shall record a release of this Agreement 
in the official land records of Ouray County.  

5.  Covenant Running with the Land.  This Agreement shall be binding upon the 
heirs, successors and assigns of the Developer and shall constitute a covenant running with the 
land upon recording of a Recording Memorandum referencing this Agreement in the form of 
Exhibit D. 

  6.  Assignment.  This Agreement and the Developer’s obligations hereunder shall 
not be assigned by Developer without the express written consent of the Town; however this 
provision shall not prevent the enforcement of this Agreement as against any successor, heir, or 
assign of Developer in accordance with paragraph 5.  The Town may assign the proceeds of the 
Security to another developer or lender that has acquired the Property, and such developer or 
lender shall then have the same rights of completion as the Town hereunder if and only if the 
subsequent developer or lender agrees in writing to complete or correct the Improvements and 
provides to the Town reasonable security for that obligation. 

  7.  No Third Party Beneficiary.  This Agreement is not executed for the benefit of 
materialmen, laborers or others providing work, services or material to the Developer and/or 
the Property or for the benefit of the owner(s), purchaser(s) or user(s) of the Property.  No 
person or entity who or which is not a party to this Agreement shall have any right of action 
under or be a beneficiary of this Agreement. There shall be no third party beneficiaries of this 
Agreement.   

  8.  Remedies and Damages.  Breach of this Agreement by the Developer shall 
entitle the Town to recover damages from Developer; the measure of damages for breach of 
this Agreement shall be the reasonable cost of satisfactorily completing the Improvements plus 
reasonably related expenses incurred by the Town in completion of such Improvements.  The 
costs of the Improvements shown on Exhibit B shall be prima facie evidence of such costs of 
completion.  The remedies of the Town under this Agreement are cumulative in nature and are 
in addition to any other remedies the Town has at law or in equity.  

  9.  No Agency or Joint Venture.  The Town and the Developer are not partners, 
joint venturers, nor agents or employees of one another.  

  10.  Amendment or Modification.  The parties to this Agreement may amend or 
modify this Agreement only by written instrument executed by the Parties.  
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  11.  Attorneys Fees and Costs.  Should either party be required to resort to litigation 
to enforce the provisions of this Agreement, the prevailing party shall be entitled to recover its 
costs, including reasonable attorneys’ fees and expert witness fees from the opposing party.  

  12.  Severability.  If any part, term, or provision of this Agreement is held by a court 
of competent jurisdiction to be illegal or otherwise unenforceable, such illegality or 
unenforceability shall not affect the validity of any other party, term or provision.  The rights of 
the parties shall be construed as if the part, term or provision was never part of the Agreement.   

  13.  Computation of Time.  For the purpose of computing an abandonment period, 
completion date, or other date hereunder, times of war, civil disasters, or acts of God, or other 
extraordinary circumstances outside the control of a Party shall not be counted if such prevents 
or prevented the Developer or the Town from performing obligations under this Agreement.   
The Party asserting such excuse from performance must notify the other Party in writing of 
such assertion. 

  14.  Immunity.  Nothing in this Agreement constitutes a waiver of the Town’s 
sovereign or governmental immunity under statutory or common law. 

  15.  Jurisdiction and Venue.  Personal jurisdiction and venue for any action 
commenced by either party relating to or arising out of this Agreement shall be deemed to be 
proper only in Ouray County, Colorado.  The Parties expressly waive the right to bring such 
action in or to remove such action to any other court whether state or federal.  Actions to 
enforce this Agreement shall be to the court sitting without a jury. 

  16.  Authority.  The Parties warrant, covenant, and represent that the person signing 
this Agreement as the full authority of the Party to bind the Party with respect to each and 
every matter contemplated by or addressed in this Agreement.   

17.  Notices.  Any notice required or permitted under this Agreement shall be 
deemed effective two calendar days after deposit with the Unites States Postal Service, first 
class postage prepaid, and addressed to the Parties as follows: 

TO DEVELOPER: Vista Park Development LLC 
   801 Chipeta Drive 
   Ridgway, Colorado 81432 
 
TO THE TOWN: Town of Ridgway 
   P.O. Box 10 / 201 N. Railroad St. 
   Ridgway, Colorado 81432 
 

Executed by the Parties as of the date shown below: 

TOWN: 
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By:  ________________________________    Date:  __________________________ 

Printed Name:  ____________________________  Title:  __________________________ 

 

DEVELOPER: 

 

By:  _________________________________  Date:  ___________________________ 

Printed Name:  ____________________________ Title:  ___________________________ 
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EXHIBIT A 

LEGAL DESCRIPTON OF PROPERTY 

 

 

Lots 30‐34, inclusive, of the Ridgway USA Development by the Ridgway Land Company, 
according to the recorded plat filed October 9, 1990 at Reception No 147701, Town of 
Ridgway, County of Ouray, State of Colorado. 
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EXHIBIT B 

SUBDIVISION IMPROVEMENTS AND COST ESTIMATE 
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EXHIBIT C 

LETTER OF CREDIT 

(On Bank letterhead) 

Town of Ridgway 
c/o __________________ 
[address] 
 

Irrevocable Letter of Credit No. ______________________ 

ABA Number:  _________________________ 

Dated:  ______________________________ 

Expiration:  ____________________________, subject to the automatic extensions stated 
below 

Project Name:  VISTA PARK COMMONS SUBDIVISION (Development) 

Dear Sir/Madam: 

We hereby establish our Irrevocable Letter of Credit, numbered as referenced above, in favor of 
the Town of Ridgway at the request of and for the account of Vista Park Development, LLC 
(Developer) in the amount of _______________________ U.S. dollars ($________).  

This Letter of Credit is subject to the following terms and conditions: 

1. It is effective upon signature; 
2. It expires on the date set forth above subject to automatic extensions as provided 

below; 
3. It is available by sight draft(s) drawn and marked “Drawn under 

________________________ (bank name) Letter of Credit No. __________________ 
dated (MM/DY/YR); 

4. It is established for the use and benefit of the Town of Ridgway by reason of the 
Developer being obligated to pay or perform in accordance with the provisions of the 
Town’s Zoning and Development Code and related regulations in relation to the 
Development referenced above; 

5. It will be automatically extended for a period of six (6) months form from the present or 
any future expiration date unless (a) the underyling obligation has been performed, 
released or satisfied, (b) this Letter of Credit has been called in full, or (c) the Bank 
notifies the Town at the address above by certified mail return receipt requested at 
least ninety (90) days prior to such expiration date that we elect not to further extend 
this Letter of Credit; 
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6. The following statement signed by an authorized designee of the Town of Ridgway must 
accompany the sight draft: 
 

“Vista Park Development, LLC has failed to comply with the terms, conditions, 
provisions, and requirements of the Ridgway Zoning and Development Municipal 
Code and or the plans, specifications and agreements relating to the 
construction of Improvements required by the Town.  The monies receive from 
this drawing are required to construct those Improvements.  The Town therefore 
request the payment of $_____________________, the duly estimated cost of 
the required Improvements.” 

7. Except as stated above no modification or revocation may be made by the undersigned 
to this Letter of Credit without the express written approval of the Town; 

8. This Letter of Credit is neither negotiable nor assignable; 
9. Partial drawings are permitted; 
10. We hereby agree that drafts drawn under and in compliance with the terms of this 

Letter of Credit will be duly honored on due presentation and delivery of documents, 
which may be done by first class mail, facsimile, in person or by any other reasonable 
business practice on or prior to the expiration or any extension thereof of this Letter of 
Credit; 

11. Except as otherwise stated herein, this Letter of Credit is subject to the Uniform 
Customs and Practice for Documentary Credits (1993 Revision) and to the extent that it 
does not conflict with Article 5 of the Uniform Commercial Code of the State of 
Colorado.  

 

________________________________________ 

Signature 

 

Printed Name:          Title: _____________________________________ 
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EXHIBIT D 

RECORDING MEMORANDUM 

This memorandum relates to and confirms that certain Subdivision Improvements Agreement 
concerning land in Ouray County, Colorado and is by and between Vista Park Development, LLC 
(Developer) and the Town of Ridgway (Town) pertaining to Vista Park Commons Subdivision 
(Development), located within and upon the following described real property within the Town 
of Ridgway, County of Ouray, State of Colorado, more particularly described as follows: 

Lots 30‐34, inclusive, of the Ridgway USA Development by the Ridgway Land Company, 
according to the recorded plat filed October 9, 1990 at Reception No 147701, Town of 
Ridgway, County of Ouray, State of Colorado. 

 
The  Developer  was  required  by  law  to  install  and  construct  certain  public  and  private 
improvements pursuant to application Town regulations and  the provisions of a Subdivision 
Improvements Agreement.  The improvements are required to be construction in accordance 
with approvals by the Town pursuant to and in accordance with the Zoning and Development 
Code. 
 
The  Developer  and  the  Town  by  and  through  the  signatures  of  the  undersigned  have 
determined and agreed  to  the  type, quality, and amount of  improvements  required by  the 
approval of the Development by and through the Subdivision Improvements Agreement.   
 
By  virtue of  this notice being  recorded  in  the  land  records of  the Ouray County Clerk  and 
Recorder, subsequent owners and/or those that claim by, through or under the developer are 
on notice of the Developer’s obligations under the Subdivision Improvements Agreement.  The 
Subdivision Improvements Agreement may be inspected and/or copies at the Town of Ridgway. 
 
DEVELOPER: 
 
BY:  ___________________________________  DATE:  ___________________________ 
 
Printed Name:  _________________________  Title:  ___________________________ 
 
TOWN: 
 
BY:  __________________________________  DATE:  ___________________________ 
 
Printed Name:  _________________________  Title:  ____________________________ 
 

Commented [TD16]: Please explain why this exhibit is 
needed. 

Commented [SB17]: Ensure consistent reference to 
project name. Should this be the "legal" name? 

Commented [SB18]: Use correct legal description. 
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Previous reline seeking clarification on this 7' dimension was not addressed. Please identify what this 7' is for on the plat.
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Approximate location of a 4" sewer service line that must be located within an easement. (previous comment)
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Callout
Approximate location of a 6" water main that must be located within an easement. (previous comment)
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Callout
If these are intended to be setback lines, these shall be removed from the plat and all GC zone district dimensional standards shall apply and reviewed in conjunction with the building permit application.
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Why is the parking lot included on the plat? It should be removed or ties to property lines and appropriate metes and bounds shall be provided on the plat.
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Callout
Provide ties from the ditch to property lines in the as-built condition. (previous comment) However, since the Greenbelt is not part of this plat, this may need to be accomplished via a separate instrument. Additional discussions between town staff and the applicant to determine the proper path forward.
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STAFF REPORT 

 
Subject:  Preliminary Plat Submittal  
Legal:   Ridgway Land Company Subdivision Lots 30-34 
Address:  TBD Redcliff Drive 
Parcel #s:  430516402012, 430516402011, 430516402010, 430516402009, 430516402008 
Zone:  General Commercial  
Applicant:  Vista Park Development. LLC c/o F. Guthrie Castle  
Owners:  Ridgway Land Co. c/o Robert Hunter  
Initiated By:    Shay Coburn, Planner 
Date:     August 9, 2019 
 

BACKGROUND  

Applicant seeks preliminary plat review of 
a proposed subdivision, Vista Park 
Commons. This development is proposed 
to be located the east side of Highway 550 
in the Ridgway Land Company Subdivision. 
The property is accessed from Hunter 
parkway along Redcliff Drive. The 
development will span five existing vacant 
lots encompassing approximately 2.4 acres 
or 106,471 square feet.  
 
The proposed development plan includes 
23 residential units/lots in 21 buildings 
which are mostly stand-alone single-family 
units with 2 duplex buildings. It also 
includes shared parking, storage, open spaces and a community building. This property is zoned General 
Commercial.  
 
The applicant had an informal discussion with the Planning Commission in October of 2016, then two sketch 
plan reviews with the Planning Commission, first on January 3, 2017 then again on August 25, 2017. The 
applicant had a preliminary plat hearing with the Planning Commission July 31, 2018 where the Commission 
continued the hearing until all deficiencies noted in the staff report were addressed. The Applicant then 
returned to the Commission on September 25, 2018 to address some of the deficiencies and to get 
direction in a few key areas, the hearing was continued. The Applicant returned to the Planning Commission 
on June 25, 2019 where the preliminary plat application was recommended for approval to the Town 
Council with all of the conditions in the staff report to be completed before having a hearing with Council. 
While not all of the conditions were addressed, the remaining items are mostly engineering details.  
 
Present with this submittal are the following documents:  

1. Planning & Zoning hearing application 
2. Preliminary plat map (revised after June PC meeting) 

Subject 
property  
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3. Plans including: Site, grading, utilities and civil plans, landscaping, phasing (revised after June PC 
meeting) 

4. Articles of Organization  
5. By-laws of Vista Park Commons HOA 
6. Declaration of Covenants, Conditions and Restrictions for Vista Park Commons  
7. Mineral rights certification  
8. Geotechnical Engineering Study 
9. Geologic Hazards and Preliminary Geotechnical Engineering Study  
10. Hydrant location and flow test 
11. Water and sewer flow calculations 
12. Storm water calculations  
13. Irrigation ditch improvement plan (new) 
14. Architectural plan sets  
15. Email from Army Corps regarding relocating the Moody Ditch  
16. Issued CDOT Access Permit  
17. Utility provider letters  
18. Gravelpave2 information (new) 
19. Mail box type and location information (new) 
20. Infrastructure costs and SIA items (new) 

 
This public hearing has been noticed and the property posted.  

CODE REQUIREMENTS AND ANALYSIS 

RMC 7-4-5(B) Preliminary Plat 
 
(1) – (4) Submittal Requirements 
 Substantially conforming. 
 
(5) The preliminary plat shall contain at a minimum the following: 

(a) The name of the subdivision, date of the preparation of the map, name and address of the engineer 
or surveyor preparing the plat, and total area of the subdivision. 
Substantially complete 

 
(b) The scale used and direction of true north. 

 Substantially conforming. 
 
(c) The location and dimensions of all existing and proposed streets, alleys and easements, street lights, 

street signs and other improvements. 

• The easements and dedication language on the plat need to be cleaned up. These easements 
should also be reflected the same on the civil plans. Some things that need to be looked at 
include:  
o The “Dedicated Utility and Drainage Easement” between lots 15 and 16 does not seem to 

be dedicated to the Town and there is a sewer main going through that easement area.  
o The “Dedicated Utility and Drainage Easement” north of lot 21 is to access a sewer main 

running between lots 21 and 21. Not sure that it is properly dedicated to the town.  
o What is 4(ii) “Service and Utility Easements”? I do not see that on the map.  
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o The drainage easement behind lot 20 on page C-1 is not on the plat map. The utility and 
drainage easement north of lot 21 and between lots 21 and 22 on the plat are not on page 
C-1. 

 
(d) The location of water courses, including lakes, swamps, ditches, flood prone areas; the location of 

existing utility lines, pipes, poles, towers, culverts, drains, and drainage ways. 
 Need dimensions, bearings, distances, etc. for the relocated ditch on pages 3 and 4 of the plat map. 

Also ensure it matches the civil plans.  
 
(e) The location, size and dimension of all lots and blocks, and the location of properties and easements 

to be reserved for particular uses or to be dedicated to the Town. 
• Need to fix the rear setback on lot 23 to match between the plat map and the civil set.  
• Development team needs to either call out where separation will be needed between utilities 

or at least enhance the note on U-1 to include specific separation requirements.   
 
(f) Five foot elevation contours at a minimum. 
 Received.  
 
(g) Any building setback lines, height restrictions, or other building or use restrictions. 
 Need to delete the setback lines that continue beyond where needed on lots 18-21.  

 
(h) A vicinity sketch map. 
 Received.  
 
(i) An indication of the total area of streets and alleys, area of lots and area of any property dedicated to 

public or other uses. 
No property is proposed to be dedicated to the Town other than the easements for utilities.  

 
(6) Accompanying the preliminary plat or included upon it shall be plans, drawings or information for the 

following: 
(a) Plans for any proposed sanitary sewer system showing location, grade, pipe sizes and invert 

elevations. 

• The Applicant is proposing a new sanitary sewer main that will loop around the east side of the 
property. This will be dedicated to the Town.  

• Applicant will need to work with Town Public Works staff to identify where the sewer tap is that 
will be used for the common house. The coordinates for this line need to be added to the plans.   

 
(b) Plans for the water system and fire protection system showing locations, pipe sizes, valves, storage 

tanks and fire hydrants. 
• Central walkway and utility easement area – The Town and other utility providers will need to 

get heavy equipment in this area to maintain utilities.  
o The walkway is labeled as 5’ concrete, what is the remainder of the area made of? If a utility 

provider drives in these areas to do maintenance, will the grass have depressions from the 
tires? If so, is there a plat note to address that repairs are the HOA’s responsibility, not the 
utility providers?  

o The slopes on the walkway need to be corrected.  
• Please delete gate valve by lot 10 and add 3 to the tee for the new hydrant to facilitate flushing.  
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• Please add a note to Sheet U-1 that says the coordinates are on U-1.4 and 1.5. It would be helpful 
for U-1.4 and 1.5 to be in color for final documents to town and the contractor.   

• The utilities near lots 17 and 18 are very tight and will be difficult to navigate when maintenance 
is needed. Has the applicant considered switching this duplex on lots 17 and 18 with a single 
unit? This could solve the phasing issue with the affordable unit discussed below as well.  

 
(c) Plans for the storm drainage system showing location, pipe sizes, drains, surface drainage ways and 

discharge points. 

• Stormwater Management – The following needs to be addressed:   

• Need adequate information to layout the pond. 

• Need the calculations used to determine the volume of the pond to be constructed and 
the inflow and outflow rates.   

• Need sizing and calculations that demonstrate the correct flows will be detained. Are 
there multiple orifices? What size, elevation, entry conditions?  What is designed to 
come out of each with how much head? Etc.  Please clarify the note on sheet C-1 about 
the 4” outlet control.   

• Revised calculations that: 
o Assume no detention in the Moody Ditch 
o Show the amount of paved surface that will drain to the inlet on Redcliff. (The 

area looks to be 14,840 using 28’ wide by 530’ long). 

• The volume of the Moody Ditch in the calculations is a 3 ft x 1 ft rectangle. That is not 
consistent with shape shown in the cross sections.  Please clarify taking into account 
what the contractor can build, how the liner needs to be installed and what the shape 
will look like after water runs through it. 

• Provide a profile including information of the road structure along the access easement 
for the spillway area.  The concerns include that drip to the spillway not be too steep for 
equipment and that water running through the spillway not erode or otherwise damage 
the road.   

• What are the typical and peak flow in the Moody Ditch?  For peak flow I would assume 
it’s the amount the Ditch is allowed to divert or higher since when there is no call to 
some extent there is no limit on what can be diverted.  Ditch diversion records might be a 
source of this information.   

• The inlet needs to be 4’ x 4’ outside dimension box. 

• As submitted, there does look to be room for the 12” pipe in the inlet box.  Please 
provide a detail for that.  

• Please clarify 12” pipe material.  I am not seeing that it is available in schedule 40.  

• Please provide a profile (or frequent spot elevations including critical points) for the 
Moody ditch from the outfall of the VPC pond to the irrigation pond.  I am not seeing the 
need to lower the culvert under Redcliff, but more information should explain whether or 
not that is needed. 

• Please provide a detail for the EPDM installation that addressed the bedding and 
anchoring.  Also address how the ditch can be cleaned with liner installed.   

• Please provide curve information to layout the ditch between the spot elevations.   

• Sewer easement area –  
o Please provide the depth of cover proposed for the 4” pipes through the sewer easement.  

Spot elevations can be provided for each lot.  Concerns include depth of cover for the pipe 
and whether the pipes will daylight above the normal high flows in the ditch.   
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o Please provide the pipe material type and bedding proposed for the 4” pipes.  The concern 
is that heavy equipment not crush the pipes. 

o The detail for the retaining wall shows the swale between the lots draining into the screen 
rock behind the wall.  Please explain whether that as the screen rock silts in it will adversely 
impact the retaining wall.   

o The developer should confirm that the height the retaining wall does not exceed the three 
tiers referenced on the plans.   

o What is the foundation for the retaining wall?  How is the wall restrained?  What drains the 
moisture that accumulates behind the wall away from the drain swales? 

o The topo lines on the north side of the ditch show an 80 contour at the edge of the access 
road and a flow line of +/- 75.  Scaling the length this works out to be steeper than 1:1 
against the edge of the road.  That is extreme steep for slope against a road raising erosion 
and safety concerns.   We thought we had agreed that slope would not be steeper than 4:1.   

o There are discrepancies between the S and C sheets for the road structure for the 
easement. When staff met with the development team, it was decided that the plans 
would call for 12” of Class 2, but that Town staff would check the subbase material and if it 
is pit run material the Town would allow the 12 to be reduced to 6” of Class 2. Please be 
sure all the plan locations that shown the sewer easement structure reflect that. In 
reviewing the parking lot structure, Town staff is wondering if the grasspave material and 
structure would be a good solution for the sewer easement.   

o The cross slope for the sewer easement says 2% (5% maximum).  Please clarify how the 
contractor know what to building where trying to keep the slope as close to 3% as possible.     

o Need to verify location of water line in Redcliff Drive near the greenbelt to ensure the ditch 
relocation can work okay.  

• The development team said they would add a drain box to the south side of the south bulbout 
in the parking area to facilitate draining but staff is not finding it on the plans.  
 

(d) Plans for proposed streets, alleys, sidewalks, curbs and gutters, lighting, bikepaths and walkways 
showing the grade and cross section, and plans for any other proposed public improvements. (Ord 12-
2008) 
• No public streets are proposed. 
• Planning Commission recommends that the 5.5’ to 6’ sidewalks be approved. While our 

standards require 8’ minimum width in the General Commercial district and 5’ for residential 
districts. This is a residential development so the 5.5’-6’ width seemed adequate to the 
Commission.  

• Add a note to the plans that the detectable warnings are cast-iron. Please provide spot 
elevations on the corners of the ADA ramps that show that the ADA slope will not be exceeded. 

• Along Redcliff Drive right-of-way, the slopes for the asphalt to face of gutter are not accurate 
for how it can be built. The curb and gutter should be built first so the asphalt can be built 
accordingly matching the face of the gutter and the existing asphalt.  

• Need elevations on all corners of the valley pans and at the grade break for the sidewalk. Please 
delete the sidewalk portion of the typical drawing on sheet C-1 and just call out the sidewalk as 
6” thick with fiber mesh. 

• More information is needed to layout and build this project. For example, there are still a lot of 
places with coordinate and no elevations and vice versa.    

• Need dimensions to define curves along the parking area and the Redcliff Drive right-of-way.  
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(e) The subdivider shall send a notice, at least 30 days prior to the Planning Commission’s hearing or 
consideration, to mineral estate owners, by certified mail, return receipt requested, or a nationally 
recognized overnight courier, in accordance with the requirements of CRS 24-65.5-103(1). A copy of 
the notice shall be given to the Town along with the subdividers certification of compliance with said 
notification requirements. Provided this notice is not required if notice was previously sent and such 
certification previously provided with respect to the same surface development, or the application is 
only for platting an additional single lot, unless a mineral estate owner has requested notice pursuant 
to CRS 24-6-402(7). (Ord 4-2009) 

 Substantially met.  
 
(f) Any proposed covenants, condominium declaration or articles of incorporation and by-laws for any 

homeowners' association, or contracts for maintenance of improvements. 

• The declarations will need a final review by the Town Attorney.  

• The Applicant agreed to do a maintenance agreement with RUSA for the sewer easement area 
and the ditch.  Applicant is still working on this. Will want to cross reference on plat and record 
with final plat. 

 
(g) A soils report prepared by a geologist or licensed qualified engineer which addresses building 

foundation design requirements shall be submitted where geologic hazards and considerations 
dictate the need for such analysis. 
• How will the required ADA aisles in the parking area be marked? How will all parking spaces be 

marked? Need to add note on section that aggregate subbase needs to be compacted to 95% 
standard proctor. Has to be stapled properly and filled properly.   
 

 (h) Written approval or access permit from the State Department of Highways for any access to 
highways under its jurisdiction, directly from any lot and for any new street serving the subdivision 
which intersects with a State highway. 

 Town Staff worked with the applicant to submit for Access Permit. The permit was received from 
CODT with a notice to proceed and no additional improvements were necessary.   

 
(i) Estimated water consumption and sewage generation. 
 Substantially complete.   
 
(j) Description of any geologic hazards. 
 Substantially complete. 
 
(k) Landscape plans and, as appropriate, irrigation plans. (Ord 12-2008) 

Is the irrigation line already to the property or the greenbelt? If not, how will it get there? Note that 
the applicant mentioned to staff that they would like to install their own pump from the pond to run 
their irrigation system. Staff has not seen any plans for this and believes that these details will need 
to be worked through with the RUSA to install the pump and ensure there are proper easements for 
lines.   

 
(l) A list of proposed uses for each lot consistent with Town Zoning Regulations. (Ord 12-2008) 
 See Zoning Regulations section below as the applicant is requesting a Conditional Use Permit for the 

residential uses in the General Commercial district.  
 
(7) Repealed by Ord 4-2009 
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(8) The Planning Commission may approve, conditionally approve or disapprove the preliminary plat. It may 

continue its consideration of the plat to another meeting when additional time is needed, or to allow the 
subdivider time to revise or supplement the plan to bring it into compliance with these regulations or 
proposed conditions of approval. The reason for continuance, disapproval, or any conditions of approval, 
shall be included in the minutes of the Planning Commission's proceedings and provided to the subdivider 
in writing upon request. Consideration of the matter may also be continued upon the subdividers request. 
The plat may be disapproved if it or the proposed improvements and required submittals are inadequate 
or do not comply with the requirements of these Regulations. (Ord 12-2008) 

 
(9) The Planning Commission's decision shall be submitted to the Town Council as a recommendation along 

with the plat for review at its next regular meeting. The Town Council shall issue its decision approving, 
conditionally approving or disapproving the plat, based upon compliance with the provisions of these 
regulations. The Town Council may continue its consideration of the preliminary plat until such time as 
proposed conditions for approval, are met by the subdivider. (Ord 12-2008) 

 
(10) Except as otherwise expressly provided by the Town Council, all conditions of approval shall be met 

within 90 days of such approval or the plat shall be deemed disapproved. 
 
 
RMC 7-4-6 Required Improvements  
There are a number of improvements that are required with subdivision in this section. Staff is highlighting 
only a portion of these requirements here: 
 
(A)(5) Electricity, telephone and CATV.  

• The letters from the utility providers approving the plans are from the first few months of this year. If 
the layout for gas and electric have changed since these letters were provided, it is important that the 
utility providers review and approve the most recent utility layouts.  

• Need to ensure that there is enough room around the pull boxes for maintenance. For example, can a 
backhoe get to the box and/or the utilities surrounding to do maintenance? At least 2’ of separation 
from other utilities is needed.  Add note to plans that the pull boxes are flush with the ground and HS 
20 traffic rated.  

• The electrical lines for the bollards should be shown on page U-1 to understand any potential conflicts. 
The Applicant should confirm that there are no conflicts with other utilities (i.e., a bollard on top of a 
water main) 

 
 
(A)(6) Streets within and adjacent to the subdivision as necessary to provide access to each lot.  Existing 
streets maintained by the Town for public use shall be improved by the subdivider to the extent necessary 
to provide access to abutting lots and to provide proper drainage, grade and sidewalk grade.  Streets shall 
be paved in circumstances where required by Town street specifications.  Streets shall be dedicated to the 
Town. 
This development team is proposing to pave the area between the existing pavement and their property 
line along the Redcliff Drive right-of-way. They are also proposing a sidewalk.  
 
(B) Subdivision Improvements Agreement (SIA) 
In part, this section reads as follows in Sections (1) and (2): 
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(1) No final plat shall be approved or recorded until the subdivider has properly completed, and the Town 
has approved, the street base, lights and traffic control devices, and water, sewer, electricity, gas, telephone, 
and drainage system as adequate to serve each lot, and has submitted, and the Town Council has approved, 
a Subdivision Improvements Agreement guaranteeing construction of all other required improvements and 
as-builts therefore,  which have not previously been completed and approved by the Town.  The Subdivision 
Improvements Agreement shall list the improvements to be made and as builts required, estimated costs, 
and completion dates.                    
Applicant should note this requirement.                   
 
(2) All improvements shall be completed and accepted within 2 years following approval of the final plat 
by the Town, unless a longer interval is provided for in the Subdivision Improvements Agreement. 
The Applicants submitted a draft budget with items marked for an SIA today. Town staff has not yet 
reviewed this document but will to be sure that what is being proposed is allowed by the RMC. SIAs do not 
happen until final plat.   
 
 
RMC 7-4-7 Design Standards  
There are a number of standards required in this section. Staff is highlighting only a portion of these 
Standards here as most of them have been addressed elsewhere in this report: 
 
RMC 7-4-7(J) Plat Notes: This section addresses plat notes required by the Town.  
 

• Note 10 – seems like this note should be for all drainage easements, not just the non-public ones.    
 
RMC 7-3-11 Planned Unit Developments 
 
This section provides flexibility with respect to dimensional requirements, allows for increased density, and 
clustered residential developments.  
 
Per RMC §7-3-11(D) below, the development may deviate from the required dimensional standards as part 
of a PUD.  
(D) Dimensional Requirements and Densities: 

(1) The dimensional requirements, which would otherwise be required by Town Zoning Regulations, or 
other Town regulations for the district affected, may be deviated from in accordance with the Plan 
as approved, if the Town determines that such deviations will promote the public health, safety and 
welfare. (Ord 3-2008) 

(2) The number of units allowed in a residential PUD shall be generally the same as would have been 
allowed without clustering, taking into account minimum lot sizes and areas which would have to be 
dedicated for streets and other public uses, if the property had been developed or subdivided without 
clustering. Provided, however, the Town may allow additional residential units if it determines that 
by so doing, significant public benefits will be provided which might not otherwise be available, such 
as significant affordable housing, public open space, public recreational amenities or off site public 
infrastructure improvements. (Ord 3-2008) 

 
The following is a list of conditional uses, variances and deviations requested with this preliminary plat:  

1. Use: requesting conditional use for single-family and duplex residential uses in the GC district. 
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2. Lot width: 30’ min. required in GC. Requesting variance for about six lots that are less than 30’ 
wide.  This is difficult to measure as it cannot be measured per public street frontage as our code 
describes.  

3. Lot size: requesting variance to minimum lot size of 5,000 sq. ft. - lots range from 1,484 to 3,181 
sq. ft. Counting all common space the density is one unit per 4,621 square feet.  

4. Lot coverage: 50% max. No requests, it appears to be about 18-38% for individual lots.   
5. Setbacks:   

o Front setbacks 15’ min. They range from 1’ to 12’ with most at 7’. Requesting a variance for 
almost all lots.  

o Side setbacks are fairly consistent at about 4.5’ with a few as little as 0’ for the duplex units, 
to 1’ and up to as large as 10’. The minimum is 8’, requesting a variance for nearly all lots.  

o Rear setbacks are generally about 10’. The minimum is 8’. Requesting a variance for units 21, 
22 and 23 to have reduced rear setbacks (as small as 4’). 

6. Parking: This development is required to provide 40 spaces based on the requirements of the 
code, six units require only 1 space. They are providing 44 spaces inclusive of 4 ADA compliant 
spaces. 20 “visitor” or on-street spaces will be provided in the public right-of-way and more could 
be accommodated if the Planning Commission feels they are necessary.  

7. Single-family home design standards:  
o Minimum width: unit B-2 does not fully enclose a 21’ by 24’ rectangle as required. The 

Applicant is requesting a deviation for the two B-2 units.  
o Roof pitch: requesting a deviation for the roof pitch of the storage unit buildings to be 2:12 

rather than the required 3:12. The design of these units must also be deemed by the Planning 
Commission to be of the same architectural style and of similar or compatible materials. If 
not, another deviation request will need to be included here.  

o Landscaping: It appears as if all lots are close to the 50% min. required live vegetation in the 
front and street side yards. It is difficult to measure as there are curvy lines and no 
measurements. Lot 23 may be the only one not compliant with that standard.  

 
Per previous hearings with the Commission, the Commission negotiated for two affordable housing deed 
restricted units due to an increase in density. The proposal is to build one of the units in the first phase and 
the phase for the 2nd unit is unclear. The Plat note that the Town sent the Applicant requested that the 2nd 
unit be built in the 2nd phase. The plat note was updated to reflect this change but the phasing plan still 
reflects that the 2nd unit will be built as part of phase 3. This needs to be clarified. Switching the duplex on 
lot 17 and 18 with another single unit as discussed above could help solve this problem.  
 
Commercial Design Guidelines  
 
In the General Commercial district, parking areas larger than 20 spaces are required to incorporate 
mitigation and site planning techniques from the commercial design guidelines. Here is a quick summary 
of those guidelines:   

• Parking should be sited to the rear or sides of buildings to provide least visual impact. This standard 
will NOT be met.  

• Trees should be incorporated for shading. This standard will not really be met as there are not 
many trees within the parking area, just a few on edges.  

• Must use landscaped/grass catchment area to manage, control and filter parking lot drainage - 
retention areas are included in the NW side of the property.  

• Includes a bike parking area near common building. 
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The submitted architectural plans for all of the units, common building and storage areas will be recorded 
as part of this PUD approval.  
 
The development team has confirmed that the trash area will be screened on page S-1.  
 
Misc. Comments and Edits  
 
Small edits to be completed:  

• There are still some discrepancies between the manhole coordinates, the distance between 
manholes, and the slopes between manholes.   On the P4 line, it looks like the distance and slope 
are reversed between P4A and P4B. When this is corrected the slope will be less than 0.5% so the 
slope should be increased to 0.5%.   Between P4B and P4C, it looks like the designer copied the 
previous texted and did not change the content. It should be 61.51’ and the slope will change to 
adjust for the previous item.   Between P4C and P4D there looks to be an error in the math between 
the coordinates and the line distance. We calculate 289.49’ @0.525% slope.  When the slope in 
the first leg is corrected the rest of the invert elevations and/or slopes will need to be adjusted.  On 
the PA1 between PA1B and PA1C we calculate a slope of 0.523% and between PA1C and PA1D the 
coordinate distance comes out 121.25 not 122.25’.    

• Confirm that this proposed development is in compliance with Ridgway Land Co. and Ridgway USA 
covenants. Town has not yet checked this. Applicant stated that the Decs were drafted having 
studied the Master Plat and Master Dec, and the Dec was drafted to be in compliance with the 
same.   

• Applicant has worked out a plan with the USPS regarding type and location of mail boxes. This plan 
has not yet been reflected on the site plans and will need to be. Where the bus stop is located, the 
slope is roughly 6%; while the Applicant has confirmed that the bus stop location will not be used 
at this time, it may be good for the applicant to check with the school to be sure that could work. 
We also discussed adding a “No Parking” sign in the bus stop location to be sure it remains open. 
This is not on the plans.  

• Applicant said the common areas will all be ADA compliant but not every unit. This is their 
liability.  

• Plat page 1:  
o Note 5d, 3rd line has a typo – “lease” should be “least”.  
o Note 5e needs a period at the end. 
o Not 5g, last line – “it” should be “if”. 
o Note 6 October 10th should be changed to October 9th. 
o Note 11 appears to have been cut off, please complete it.  

• Page 4 of the plat- delete extra word under drainage easement the key.  

• Regarding the Redcliff Drive ROW  
o On the curb and gutter typical drawing, please clarify what slope and width of the gutter 

is proposed.   
o The slopes for the new asphalt between the gutter and existing pavement do not reflect 

that the gutter has a fixed slope.  There are also errors in the slope calculations listed.  
Rather than continue to correct these, we recommend that the Contractor construct the 
gutter to grade and then use a uniform grade between the existing edge of asphalt to the 
lip of gutter as described above.   

o Please provide curve information for flow line so that the curb and gutter can be 
correctly laid out. 

Vista Park Commons Preliminary Plat & PUD 
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o Please add coordinate and curve information to layout the parking area horseshoe 
(curves), the trash areas, mailbox, bulbouts.   

o Please add a note on sheet C-1.1 that the compaction of the class 2 gravelpave needs to 
be to 95% modified proctor and a note the gravelpave needs to be installed in strict 
accordance with manufacturer recommendations.   

STAFF RECOMMENDATION  

Based on the 2019 Master Plan and recent community conversations, this development seems to be well 
suited for the community given the need for more housing options and ones at lower price.  
 
Given the complexity and density of this project, it is extremely important to discuss the details of this plan 
and be sure that all details are worked out before this preliminary plat is approved and construction starts. 
Staff recommends approval with the condition that all items in this staff report are addressed. Per RMC 7-
4-5(B)(10) all conditions of approval shall be met within 90 days of such approval or the plat shall be 
deemed disapproved.   
 
This is a significant development review for which a number of modifications and decisions are needed. 
While we have done our best to insure a complete and accurate report, this is complex and there may be 
some omissions or oversights here that will need addressed in the final review.  

 

Property posted from Redcliff Drive, looking northeast  
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Property posted from Redcliff Drive, looking southeast  

Vista Park Commons Preliminary Plat & PUD 
Town Council Staff Report August 14, 2019



 

 

 

 

AGENDA ITEM #6 
 



MINUTES OF THE SPECIAL MEETING 
RIDGWAY PLANNING COMMISSION 

 
SEPTEMBER 22, 2022 

 
 

The Planning Commission convened for a Special Meeting at 201 N. Railroad Street, and via 
Zoom Meeting, a virtual meeting platform, pursuant to the Town’s Electronic Participation Policy, 
due to COVID-19. 
 
The Chairperson called the meeting to order at 5:30 p.m. with Commissioners Emilson, Nelson, 
Meyer, Montague and Mayor Clark in attendance.  Commissioners Liske and Franz were absent.   
 
Town Clerk’s Notice of Special Meeting dated September 15, 2022. 
 
The purpose of the meeting was to discuss and review proposed updates to Chapter 7 of the 
Ridgway Municipal Code pertaining to Planning and Zoning Regulations. 
 
Staff Report dated September 15, 2022, prepared by TJ Dlubac, AICP, of Community Planning 
Strategies LLC (CPS), presenting samples of proposed concept, internal process outline and 
sample processes. 
 
Mr. Dlubac and Katie Kent, CPS staff Planner, presented the Staff Report and requested 
clarification from the Commission to refine the proposed scope, structure and timeline of the 
Chapter 7 modifications. They explained separation of process from approval criteria, and 
separation of process from standards is needed so that staff and applicants can logically navigate 
the regulations. There were questions from the Commissioners throughout the presentation. 
Residents Jack Petruccelli, Tom McKenney and JT Thomas participated in the discussion. 
 
The Planning Commission agreed with the review process as presented. Dlubac noted an update 
would be provided at the October Regular Planning Commission Meeting and future Special 
Meetings for the process would be determined at that time. 
 
Commissioner Emilson announced he would be resigning from the Planning Commission after 
the September 27, 2022, Regular Meeting.   
 
ADJOURNMENT 
 
The meeting adjourned at 6:40 p.m.  
 
 
 
Respectfully Submitted, 
 
 
 
 
Karen Christian 
Deputy Clerk 
 



 

 

 

 

AGENDA ITEM #7 
 



PLANNING COMMISSION 
 

MINUTES OF THE REGULAR MEETING 
 

  September 27, 2022 
 
 

CALL TO ORDER 
 

The Planning Commission convened both in-person at 201 N. Railroad Street, Ridgway, Colorado 
and via Zoom Meeting, a virtual meeting platform, pursuant to the Town’s Electronic Participation 
Policy, due to the COVID-19 pandemic.  
 
The Chairperson called the meeting to order at 5:30 p.m. Commissioners Emilson, Nelson, Meyer, 
Montague, and Mayor Clark were in attendance. Commissioners Franz and Liske were absent. 
 
PUBLIC HEARINGS 
    
1. Application for Variance to Fence Height; Location: Cottonwood Creek Subdivision, Lot 17; 

Address: 320 S. Amelia St.; Zone: Residential; Applicant: Efren Ramos Delgado; Owner: Efren 
Ramos Delgado 
 

   Staff Report dated September 23, 2022, presenting background, analysis and recommendation 
prepared by TJ Dlubac, AICP of Community Planning Strategies.  Public comment letter in 
support of the request from resident Robin Watkinson. 

 
TJ Dlubac presented an application requesting a two-foot height variance to construct a fence 
between the front yard setback and rear property line; and a four-foot fence height variance to 
construct a fence between the front property line and front yard setback. He explained there is a 
four-foot change in elevation between the applicant’s parcel and the adjacent parcel to the south. 
Planner Dlubac further explained the applicant suggests there is practical difficulty because the 
change in elevation causes privacy issues, and noted the fence is currently under construction. 
He did not recommend approval of the request because the criteria for variance per Ridgway 
Municipal Code, Chapter 7-3-21 (1) and (2) were not satisfied. 
 
The Commissioners discussed the application with Mr. Dlubac. 
 
The applicants explained the front and backyard fencing already existed when they bought the 
home in January 21’. The Delgado’s discovered the already existing fence, measuring 6’ 6”, was 
encroaching onto Town property. The fence had to be disassembled and then reassembled to 
move it to the parcel’s property line, and this is the current activity being seen. The backyard 
fence will conform to the Ridgway Municipal Code once completed. Mr. & Mrs. Delgado 
explained they also completed constructing a 4’ picket fence the day before the hearing along 
the front yard and front side setback, so the back side yard fence is the only variance needed. 
The back side yard fence is currently under construction as a 6’ fence and the desire is for it to 
be an 8’ fence.  They also noted the 8’ corrugated front side fence is still erected. The Delgado’s 
continued to explain the difference in elevation is in the side of the backyard and the variance to 
increase the fence height is only for that section of fence due to privacy issues. Mr. Delgado 
presented pictures to the Commissioners showing how the current six-foot fence does not shield 
the interior of their home for privacy. 
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The Commissioners discussed the requests with staff and the applicants. They recognized that 
there was confusion about the request and what part of the fence existed prior to the hearing. 
The Planning Commission noted the conditions in the Staff Report dated September 23, 2022, 
were different than the conditions described by the applicants which made it difficult to approve 
the request. They further noted the proposed fencing materials are nonconforming.  Mr. and Mrs. 
Delgado requested the hearing be continued to the October Regular Planning Commission 
Meeting to provide staff the opportunity to verify the existing conditions on the parcel.  
 

The Chairperson opened the hearing for public comment. 
 
      Kuno Vollenweider said he is familiar with the parcel and the request should be approved 

because there is no privacy due to the change in elevation in that section of the yard. He 
commented that the front yard fence does not impair the vision for pedestrians or traffic.  

 
The Chairperson closed the hearing for public comment. 
 
ACTION: 
 
Mayor Clark moved to continue the Application for Variance to Fence Height for Address: 320 S. 
Amelia St; Location: Cottonwood Creek Subdivision, Lot 17 to the October 25, 2022, Regular 
Planning Commission Meeting. Commissioner Nelson seconded the motion. On a call for the roll call 
vote, the motion carried unanimously.  
 
2. Application for Revised Sketch Plan; Location: Lot 3, Planned Unit Development (PUD) Ridgway 

Land Company Subdivision; Zone: General Commercial; Applicant: 2-Build Ridgway LLC, 
Owner; Ridgway Land Company, LP 
 

   Staff Report dated September 23, 2022, presenting background, analysis and recommendation 
prepared by TJ Dlubac, AICP of Community Planning Strategies. 

 
   Planner Dlubac presented an application for Sketch Plan that was revised to address public, and 

Commissioner’s comments made at the July Regular Planning Commission Meeting. He 
reviewed how the proposed Sketch Plan would change the parcel into four areas to include a 
mixed-use center, mixed-use apartments, affordable residence site and the integration of the 
southwest corner of the parcel where the REMAX Building is found. He noted The Ridgway Land 
Co. Subdivision Plat Restrictions stipulate limitations for land uses, circulation, parking, utility 
alignment, accesses and dimensional standards, and that the PUD Zoning specifically does not 
allow residential development. Dlubac noted the existing concern for reducing commercial use 
on a prime general commercially zoned parcel in town, but recommended approval of the 
application with the thirty-eight conditions listed in the Staff Report dated September 23, 2022. 

 
   The Planning Commission discussed the application with staff. 
 
   Joe Nelson, member of 2-Build Ridgway, LLC said the proposed design uses the parcel’s density 

for the “highest and best use.” He reviewed the exits and entrances to the subdivision, and how 
the earlier public comments were incorporated into the design. He pointed out the density in the 
design creates more open space, noted 2 parking spaces are provide for each residential unit for 
added functionality, noted maximum store frontage for all commercial units along the first floor of 
each building and reviewed the storm retention plan. Nelson asked the Planning Commission if 
the proposed uses and densities presented are heading in the desired direction.  
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The Chairperson opened the hearing for public comment. 
 
         Jack Petruccelli spoke in favor of the design’s density and open space but commented the 

location is wrong and that the largest commercial parcel in town should be reserved for future 
commercial growth. 

 
         Shay Coburn commented that the applicant was able to incorporate the public comments in the 

design but it still “missed the mark”. She stated the Master Plan calls for the parcel to be 
primarily commercial development, did not think the nine-acre parcel should be “half open 
space,” the parcel should provide more employment opportunity and services for the town, the 
development does not connect to the neighboring subdivisions, the proposed low density does 
not meet what is required in the Master Plan, and frontage parking is viewed from the outside, 
not commercial frontage. Coburn said the existing PUD is not desirable, spoke in favor of the 
proposed town center concept adding it should be designed like a mini downtown, suggested 
resituating proposed buildings and suggested a visioning session to receive feedback from the 
town residents. 

 
         Andrew Coburn said the Revised Sketch Plan has positive changes but was not in favor of 

replacing commercial uses with residential uses, agreed the current PUD calls for unrealistic 
commercial growth and said this parcel should be considered for future growth for up to 
seventy years in the Master Plan to provide needed goods and services experiencing leakage, 
and to prevent Ridgway from becoming a bedroom town. He noted the proposed design may 
not attract viable, long-term businesses and residential units should not be situated along the 
highway. Coburn encouraged the applicant to review the leakage reports, do public and private 
outreach to residents and businesses and to strategically build the project overtime for financial 
viability. 

 
The Chairperson closed the hearing for public comment. 
 
         The Commissioners deliberated and discussed the application with staff. They agreed with the 

public comments and the conditions listed in the Staff Report. 
 
ACTION: 
  
Mayor Clark moved to deny the Application for Sketch Plan, Location: Lot 3 PUD Ridgway Land 
Company Subdivision, Applicant: 2-Build Ridgway, LLC, based on the public comments, 
Commissioners’ comments, the comments in the Staff Report dated September 23, 2022, and 
specifically Staff Review Comment No. 22: The PUD was originally intended to be a commercial 
development. However, the project proposes a significant change in the land use to be residential. 
This is a trend occurring throughout the Town where land reserved for commercial use is being 
developed with residential units. Additional town-wide analysis should be completed to understand 
the impacts that this change in land use will have on local employment opportunities and future 
financial sustainability. The proposed island of deed-restricted and workforce housing structures 
should be spread-out and more organically incorporated into the design layout and the design should 
propose significantly more commercial use aligned to the Highway and Hunter Parkway. Mayor Pro-
Tem Meyer seconded the motion. On a call for the roll call vote, the motion carried unanimously.  
 
       INFORMAL DISCUSSION  
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Applicant Nelson asked the Planning Commission if the proposed project should provide   
pedestrian friendly commercial spaces or if it should be vehicle centric. He mentioned confusion 
regarding the project’s direction due to comments received overtime and in both sketch plan 
hearings. Nelson noted concern for the expense to not utilize the existing infrastructure already in 
place on the parcel.  

 
The Planning Commission explained the General Commercial Zone should be honored to 
accommodate large scale commercial use. They encouraged the applicant to collaborate with 
community members, utilize visioning sessions, review the leakage reports and add a design 
professional to the Project Team. 

 
 The Planning Commission noted the importance and value of public comment in the public 
hearings. 

 
APPROVALOF THE MINUTES 

 
3.  Approval of the Minutes from the Meeting of August 20,2022 

 
ACTION: 
 
Mayor Pro Tem Meyer moved to approve the Minutes from August 30, 2022. Commissioner Nelson 
seconded the motion. On a call for the roll call vote, the motion carried unanimously.  
 
4. Updates from Planning Commission Members 

 
Mayor Clark updated the Commissioners regarding the status of the Preserve PUD Development. 
He explained the Developer asked to move the road and the location of the lift station from County 
property to Town property. The Town Council’s position was that the Town should maintain 
regulatory control for the proposed lift station. Staff was directed to work with Ouray County and 
the Developer to annex a small portion of land for the lift station site.  

 
 
ADJOURNMENT 
 
The meeting adjourned at 8:10 p.m. 

 
Respectfully submitted, 
 
 
 
 
Karen Christian 
Deputy Clerk 
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