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Project Concept
 

s e c t i o n  a :
GENERAL PROJECT CONCEPT AND PURPOSE OF THE REQUEST.

OPEN SPACE 
PRESERVE

OPEN SPACE 
PRESERVE

PRIMARY ENTRY WITH DECEL LANE

PRIMARY 
ENTRY

EMERGENCY 
ACCESS

EMERGENCY 
ACCESS

EMERGENCY 
ACCESS

FUTURE POTENTIAL 
ACCESS LOCATION TO THE 

WESTERN PROPERTY

LOTS OVER 1/4 ACRE 
- 77 HOMES

LOTS OVER 40,000 SF 
- 25 HOMES

TOTAL NUMBER OF HOMES 
PROPOSED IS 102
INCLUDING THE TWO 
EXISTING RESIDENCES.

LEGEND

CONCEPT PLAN EXHIBIT

WISE FARMS 
PREPARED FOR:

JASPER LAND INVESTMENTS, LLC
9162 S. KENWOOD COURT, HIGHLANDS RANCH, CO - 80126 - DECEMBER-2016

100’

200’ 600’

400’

ILLUSTRATIVE DEPICTION, SUBJECT TO CHANGE. 12-20-2016

EXISTING 
HOME

PROJECT SUMMARY

- THE PROJECT AREA IS APPROXIMATELY   
 169 ACRES
- THE CURRENT PROPOSAL IS FOR     
 102 UNITS ON THE 169 ACRES
- THE COMPREHENSIVE PLAN      
 DESIGNATION IS RURAL RESIDENTIAL,   
 WHICH ALLOWS FOR 0-2 DU/AC, WITH A   
 RECOMMENDED AVERAGE DENSITY OF   
 1 DU/AC
- THE PROPOSAL COMPLIES WITH THE    
 COMPREHENSIVE PLAN DESIGNATION

Jasper Land Investments LLC, (the ‘Applicant’) is pleased to 

present this written narrative as required for the Rezoning 

process, for a tract of land located in section 14, township 1 

north, range 69 west of the sixth principal meridian, county 

of Boulder, State of Colorado, more commonly known as 

the Wise Farm.  In this document we will discuss the property 

background, the proposed rezoning and rationale for the 

request.

We have been working with the Wise family since 2005 on 

this exceptional property.  At this time we are requesting a 

Rezoning for the property from Rural Residential to Estate 

Residential and AG/OS, with a  PUD Zoning Overlay that 

will restrict the development in terms of density, and will 

increase the buffers and setbacks to our neighbors.  In 

addition we are also requesting a Preliminary Plat.  In total 

we believe that this proposal meets the spirit and intent of the 

comprehensive plan for the Town of Erie that was adopted in 

December of 2005.

  

We are very excited about the creation of a unique community.  

Based on the input that we received during the Sketch Plan 

process, and additional planning and engineering studies 

that we have completed, we have reduced our proposed 
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unit count from 166 units to 101 units, plus the existing home.  

We have also proposed significant buffers adjacent to our 

surrounding neighbors.  Along the existing neighbors to the 

east of Wise Farms we have proposed an open space area that 

ranges in width from approximately 300’ to over 500’.  We 

are also proposing various trail corridors to connect the open 

space areas, and have substantial setbacks from Jasper Road 

to maintain the rural theme for the project.  All of these open 

space buffers create a concept that meets the Town criteria 

and furthers the goals of the Comprehensive Plan.

As requested by the Town of Erie staff we are proposing to 

dedicate the open space land in the northeastern portion of 

the property that is adjacent to Jasper Rd, as well as the open 

space land between the Lower Boulder Ditch  and the RTD 

right-of-way.  In addition, the Town of Erie staff has requested 

that we pay cash-in-lieu for both the Neighborhood Park 

and Community Park required acreages.  The dedication 

amount is determined by the population being generated by 

the proposed number of households.  In this case we have 

reduced the number of proposed households to the point that 

we are generating a very modest need for Neighborhood and 

Community Parks. The Town of Erie staff has determined that 

it would be in the best interest of the Town of Erie to collect 

cash-in-lieu fees, versus having dedicated park space on this 

property.

As stated in the Unified Development Code, 10.6.7-D.1-b.i.B 

- Diversification Standards shall not apply to Residential Zone 

District (ER).   

Purpose of the Request

Our proposal is for a re-zoning of the property to Estate 

Residential (ER) zoning, with a PUD Overlay on the full property 

to allow for a more creative approach for the planning 

of buffers on the overall development of the property.  The 

property is currently designated as Rural Residential on the 

Town of Erie zoning map. We are requesting a combination 

of ER and AG/OS zoning in place of RR zoning primarily for 

variations to lot size permitted under the different designations.  

The justification for the lot size variation (allowing smaller lots 

and setbacks) is the ability to provide a large connected open 

space that is available to the public, and provides significant 

buffers to the adjacent properties. If the project were developed 

under the RR zoning, the homes could be significantly closer to 

the existing residential areas, and we could likely not dedicate 

such large areas of public and private open space. 

The current Town of Erie Comprehensive Plan, has designated 

the property as Rural Residential with a density range of 0-2 

dwelling units per acre, with an average of 1 dwelling unit 

per acre.  This designation would support 169 dwelling 

units on the 169 acre property.  The Comprehensive Plan 

provides more focused guidance as the community continues 

to grow, and encourages a more flexible approach to future 

development that will promote a more balance mix of uses for 

the community.  An update to the Town’s Unified Development 

Code was prepared concurrent with the last Comprehensive 

Plan, updating many of the key ideas and policies to be codified 

and gives the Plan a solid foundation for implementation. 

We are proposing a maximum number of 102 dwelling units 

on the property, or an overall density of approximately 0.60 

dwelling units per acre.  Our design approach, and density 

is consistent with the spirit and intent of the Comprehensive 

Plan.  While the proposed development time line is dependent 

on project approvals and market conditions, ideally a builder 

could be identified, purchase lots and begin construction as 

early as late 2017.
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Chapter 4: Dimensional Standards 
 Section 10.4.1 Table of Dimensional Standards 

Title 10 - Unified Development Code AUGUST 2015 
Erie, Colorado Page 78 

A. Residential and Commercial Standards 

TABLE 4-1: DIMENSIONAL AND DENSITY STANDARDS – RESIDENTIAL AND COMMERCIAL DISTRICTS 
 (Additional standards may apply.  See Use-Specific Standards in Section 3.2  

 Density bonuses are available as an incentive to encourage a mix of dwelling unit types)

Minimum Lot Standards Minimum Setbacks (ft.) Max Height (ft) 

District 
Max/Min
Density 

(DU/Acre) 
Width  

(ft) 
Net Area 

(sq ft) 
Front Street

(all uses) Interior Lot Line Rear

RR 0.5/na 150 80,000 Principal: 40 
Accessory: 50 40 15 Principal: 40 

Accessory: 15 40 

ER 1/na 100 40,000 Principal: 30 
Accessory: 40 30 10 Principal: 30 

Accessory: 10 35 

SR 3/na 75 
SF: 10,000 

MF: 5,000 per 
DU 

Principal: 25 
Accessory: 35 20 

Prin: 10

Acc: 5
Principal: 25 
Accessory: 5 

Prin: 35 
Acc: 30 

LR 5/na 
 SF: 50 

60 corner  
MF: none 

SF: 5,000 
MF: 2,500 per 

DU 

Principal: 20 
Accessory:30 

20 5

Principal: 20 
Accessory: 5 

Prin: 35 
Acc: 25 

MR 10/5 
SF: 50 

60 corner  
MF: none 

SF: 5,000 
MF: 2,500 per 

DU
20 Prin: 5  Acc: 5

Prin: 35 
Acc: 25 

HR 16/10 
SF: 50 

60 corner  
MF: none 

SF: 5,000 
MF: 2,500 per 

DU 
20 Prin: 10  Acc: 5

  Zero lot line setbacks shall be permitted for attached buildings provided that the building meets the zone district interior lot line 
setback on the side of the building not attached. 

Multiple principal buildings on a single lot shall be separated a distance equal to the distance that would be required if they
were separated by a lot line. 

 Net area is the size of the lot; not to include tracts and streets and their right-of-ways. 

In general the Wise Farms community is proposing two lot types.  Lots along the perimeter of the property are consistent with 

the dimensional requirements of the ER zoning.  As discussed at our Sketch Plan meeting we are proposing minimum 1/4 acre 

lots internal to the property - this approximately matches the SR Zoning category of a minimum 10,000 sq.ft. lot.  We are 

proposing a modification to the dimensional standards to accommodate the minimum 1/4 acre lot - in general the dimensional 

requirements are the same as the SR Zoning category with two exceptions, we are proposing a minimum 80’ wide lot, versus the 

SR 75’ minimum, and we are proposing a minimum lot area of 11,700 sq.ft., versus the SR minimum of 10,000 sq.ft.  Again, 

the request for the variation to the dimensional standards allows for the dedication of significant areas of open space available 

to the general public.  The PUD also limits the overall project density to 0.6 du/ac.
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preparation of a development submittal and by Town staff, elected, and appointed officials 
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s e c t i o n  b :
RELATIONSHIP TO EXISTING LAND USE AND ADJACENT PROPERTIES

Site Location 

The property is approximately 169 acres and is located just 

west of the intersection of Jasper Road and 119th Street (See 

the Vicinity Map in this section).  Existing Boulder County 

residential development is located along the property’s 

western, southern and eastern boundaries, existing homes 

are located across from the northern portion of the property 

on the opposite side of Jasper Road.  There are extensive 

views to the Front Range.  The gentle topography is very 

conducive to the proposed mix of residential and recreational 

uses.  

Most of the surrounding area is designated as a mix of Rural 

Residential, Low Density Residential, and Medium Density 

Residential in the Town of Erie Comprehensive Plan, or 

County residential. 

The property was annexed to the town of Erie in 1995.  

Town services such as schools, administration, police, water 

and sewer have either been provided or anticipated since 

annexation.

We believe that there are many opportunities for this project 

and proposed Zoning Overlay to respect and enhance the 

relationship to the adjacent properties. The ER zoning allows 

us to group the homes closer together, thus preserving 

larger areas of open space (Zoned AG/OS) that serve as 

an amenity to the development and a buffer to the adjacent 

community. While density is commonly a concern/conflict for 

existing residents, the PUD caps the number of lots at 102 

(0.6 du/ac) which is compatible with the surrounding land 

uses. By grouping the homes in the interior of the site, larger 

open space buffers are left between the existing neighbors 

and the new development. An alternative would be to have 

larger lots directly adjacent to existing lots without buffer 

area under the current zoning. It is believed that grouping 

the homes under the proposed ER zoning and providing and 

AG/OS - zoned open space buffer between the new and 

existing development provides more of an amenity than a 

‘lot-to-lot’ scenario could. 

More specifically: 
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•	 The zoning that we will be requesting will translate 	

	 into a community with homes that are located to 	

	 preserve open space areas and the surrounding 	

	 rural character.  

•	 The design approach as depicted in the 			 

	 Concept Plan, PUD and Preliminary Plat will 		

	 translate into significant open space buffer areas 		

	 adjacent to the existing residential areas.

•	 As depicted in our Concept Plan, PUD and 		

	 Preliminary Plat we have proposed the 			 

	 largest home sites, as well as a significant open 		

	 space corridor, being adjacent to the existing 		

	 eastern neighbors as a method of creating 			

	 a transition from the Wise Farms community to the 		

	 existing neighbors. In addition our plan shows a

	 buffer area adjacent to the Canfield and Smallworld 	

	 neighborhoods that ranges from approximately

 	 300 feet to over 500 feet, an AG/OS buffer 

	 approximately 100 to 185 feet wide adjacent to the

	 existing Brownsville neighborhood to the south, as 

	 well as an AG/OS buffer ranging from 32 to 500

	 feet wide adjacent to the existing Boulder County

	 neighbors along most of the west and north

	 boundaries of the site.

•	 An open space network and looped trail system 		

	 with integrated active and	 passive features has been

	 provided by virtue of the lots being grouped 

	 towards the interior of the property. 

•	 Our proposal promotes a new neighborhood 		

	 contending to meet the varying needs of 			 

	 Erie’s residents. 

•	 As requested by the Town of Erie staff, we have 		

	 modified the site layout in order to dedicate 		

	 the open space along Jasper Rd at the northeast         	

	 portion of the property as well as the open space 		

	 between the Lower Boulder Ditch and the RTD right-		

	 of-way. 

Boulder County
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s e c t i o n  c :
PROPERTY CONSTRAINTS ANALYSIS

The property has several site limitations that have effected 

the physical planning efforts.    

There is an existing RTD ROW running through the property, 

and adjacent to that ROW a Town regional trail corridor 

has been identified, and provided for with this application.  

There are also some areas of subsurface mining depicted in 

purple on the site analysis exhibit, which we have avoided for 

development but can utilize these as open space areas, and 

to provide a significant buffer transition to our neighbors.  

The existing power lines have been taken into account in the 

community design.  We have provided setbacks to the Lower 

Boulder Ditch. One existing oil and gas facility and two 

future oil and gas facilities have been identified, one in the 

northwest portion of the property and one in the northeast 

corner of the south parcel. Surface use agreements with 

the operators are currently in process.  All of these physical 

conditions help to define our proposed development.

We believe that Wise Farms provides an opportunity to 

Site Analysis 
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preserve an important cultural resource in the non-jurisdictional 

wetland across the street from the Wise Homestead Museum.  

We are proposing to dedicate the land including the non-

jurisdictional wetland to the Town of Erie, as identified in 

our PUD and Preliminary Plat documents. We have provided 

preliminary landscape plans for these areas, and will work 

with the Town of Erie Parks department to refine these plans as 

specific programming needs are identified for this area. 

The plan identifies a mix of residential and recreational uses, 

we are proposing to preserve significant open space areas 

and the surrounding rural character, as well as buffering the 

existing residences.  We have proposed an integrated trail 

system with active and passive open space and pocket park 

area, as identified on our Concept Plan, PUD and Preliminary 

Plat documents. 
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s e c t i o n  d :
TOWN’S COMPREHENSIVE PLAN AND REZONING APPROVAL CRITERIA.

Comprehensive Plan 

“Erie is a community which recognizes the importance of 

conserving and enhancing its historic small town character, the 

roots from which it grew, preserving the natural environment 

in which it resides; a caring community which offers its 

residents an environment in which to seek a high quality of 

life; a balanced community with a diverse range of housing, 

employment, educational, shopping and recreational 

opportunities; and a vital community which provides financial 

and social support for quality of life programs.”

vision statement from the 2005 Comprehensive Plan
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The Town of Erie’s Comprehensive Plan provides a strong vision 

for the future of Erie, and has a set of Guiding Principles that 

help to ensure that the vision is carried out.  We believe that 

our PUD Zoning and Preliminary Plat proposal is in compliance 

with the principles for the Town of Erie Comprehensive Plan, 

and have provided an analysis of this below.

1.	 A Coordinated and Efficient Pattern of Growth

The Town will have a compact pattern that encourages urban 

growth to locate within the Planning Area Boundary, fosters the 

efficient provision of infrastructure and services, and balances 

development and conservation of the natural environment.

The Wise Farms property is located within the Planning Area 

Boundary for the Town of Erie, and is an excellent example of 

taking advantage of efficient infrastructure.  A 24” Sanitary 

Sewer line runs through the property, and the property drains to 

a low point with an easement for storm sewer discharge already 

negotiated with Boulder County.  The level of development that 

is anticipated will not change the existing road designations, 

as confirmed by our Traffic study.  The Comprehensive Plan 

identifies this property as having a residential use.  Town services 

are close to, or as mentioned in the case of sewer, already on 

the property.  The property was annexed to the town of Erie in 

1995.  Town services such as schools, administration, police, 

water and sewer have either been provided or anticipated 

since annexation, and our proposal will not negatively impact 

town services already anticipated.   

2. 	 Quality Design and Development

Erie will promote a high standard of design for all new 

development, renovation, and rehabilitation to reinforce and 

enhance its unique nature for residential neighborhoods, 

public places, and commercial businesses.

Our plan proposes an integrated pedestrian trail system, and 

connections to neighborhood amenities.  We have provided a 

quality plan that proposes significant buffers to our adjacent 

neighbors.

3. 	 Overall Economic Vitality

The Town will promote a healthy, thriving economy that provides 

opportunities for quality employment with livable wages for its 

residents.

This principle goes hand in hand with the type of community 

that we envision for Wise Farms.  Quality employment will 

bring residents to Erie, and a quality community like Wise 

Farms will provide a wonderful opportunity for those residents 

to enjoy living in the Town of Erie.

4.	 Downtown Vitality

The Town considers the maintenance and enhancement and 

expansion as appropriate of Old Town’s vitality to be important 

to the health and well being of the community as a whole. The 

plan promotes development and continued enhancement of 

this core community area as the “center” of the community.

While this principle does not specifically relate to Wise Farms, 

we support this principle because it will foster a stronger 

community, and Wise Farms will be a part of that strong 

community.  We hope that the Old Town will be supported 

by residents of Wise Farms, and will further the enjoyment of 

living in the Town of Erie. 
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5. 	 A Comprehensive, Integrated Transportation System

Erie has a safe, efficient, and innovative transportation system 

that reduces neighborhood isolation and promotes a sense of 

community by connecting all areas of town, accommodates 

various modes of public and private transit, and facilitates 

travel to regional centers.

Our proposal supports the transportation system that the Town 

of Erie has in place, we have made a significant effort to verify 

that our proposed development will not adversely impact the 

existing transportation network.  We have located a primary 

entrance into Wise Farms from Jasper Road and 119th Street, 

and have coordinated these access locations with the Town of 

Erie staff.  At the final plat stage we will be required to dedicate 

additional ROW for the future, it is not our intention to modify 

Jasper Road or 119th Street, with the exception of additional 

turn lanes for our project.  The Wise Farms property is also 

bisected by the RTD ROW, which in the future may become 

a regional trail, our anticipated trail system could tie into this 

potential future regional trail system.  

6. Stewardship of the Natural Environment

The Town will identify and conserve its natural, scenic, and 

environmentally sensitive areas including important wildlife 

habitat, waterways, and visually sensitive areas. Erie will strive 

to be a clean, sustainable, environmentally-friendly town.

Our proposed zoning, with the PUD Overlay, will allow for 

a development approach that supports the stewardship of 

the natural environment on our property, and we anticipate 

that the potential wildlife habitat associated with the irrigation 

canal that runs through the property will remain.  Significant 

buffering of the existing trees along portions of Jasper Road is 

being proposed, as well as significant open space areas.  We 

have set development back from the existing roads to protect 

visually sensitive areas. 

7.	 Trails, Parks and Recreation Opportunities

The Town will provide a diverse range of recreational 

opportunities to include facilities and programming for all ages 

and varying interests, both passive and active. Trails, parks, and 

recreation opportunities will be connected with and integrate 

open space into and between neighborhoods and other areas 

of the community.

At the request of the Town of Erie staff we are proposing to 

dedicate the area along Jasper Rd, and the eastern buffer as 

open space, in addition the overall property will include private 

open space.  The full amount of open space is approximately 

50% of the overall property.  In addition the Town of Erie staff 

has requested that we make cash-in-lieu payments for both 

Neighborhood Parks and Community Parks. 

8. 	 Protected Lands Program

Lands that are permanently protected as open space will be 

used to maintain the small town atmosphere that has made 

Erie an attractive place.

Open space will serve a variety of functions, including:

	 Buffering Erie from other towns and cities and 		

	 shaping 	growth;

	 Creating view corridors to enable residents to see 		

	 mountains, plains, and agricultural areas rather than 	

	 uninterrupted housing and commercial development;

	 Preserving agricultural lands, keeping them in 	
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4	 agricultural production;

	 Restoring riparian areas and other areas of natural 		

	 habitat;

	 Protecting significant archeological and cultural 		

	 resources;

	 Preserving native plant and animal habitat and travel 	

	 corridors for wildlife;

	 Providing areas for passive recreation that 			 

	 emphasizes enjoyment of nature; and

	 Distinguishing and linking neighborhoods and other 	

	 activity areas within Erie through a system of 		

	 continuous, connected open lands and trails.

The Wise Farms property can further several of these guiding 

principles.  We are proposing a dedicated Open Space 

area including the non-jurisdictional wetland, this area has 

been identified as a cultural resource, along Jasper Rd.  The 

irrigation canal will remain intact which will preserve the native 

plant and animal habitat, as well as provide travel corridors 

for wildlife.  We anticipate that our open space areas will 

be a combination of passive and active areas, which will be 

linked with a trail system, and therefore provide the possibility 

of enjoying the natural environment, and finally the future 

Regional Trail adjacent to the RTD Railroad ROW will link this 

community with other neighborhoods in Erie.  

9.	 Balanced Land Use Mix

The Town will work to diversify and balance the mix of land 

uses as the Town grows. Particular emphasis will be placed on 

enhancing the local economic base to provide employment 

opportunities for residents, seeking to achieve a better balance 

as a place to work as well as live. In so doing, the community 

will seek a balance between the enhancement of Old Town’s 

vitality and other existing areas of the community and the 

identification of opportunities for commercial and employment 

in outlying areas.

We support this principle, and hope to provide a quality choice 

of housing for residents of Erie that are also fortunate enough 

to be working in the local area.  

10.	 Stable, Cohesive Neighborhoods Offering a Variety 	

	 of Housing Types

The Town will promote new neighborhoods that contain a mix 

of land uses and diversified housing options that meet the 

varying needs of its residents, including single family, attached 

homes (duplexes, townhomes), multifamily dwellings, and 

housing included as part of mixed-use developments. The Town 

will work to maintain the quality and character of established 

neighborhoods and ensure that infill and redevelopment 

is designed in a manner that minimizes impacts on existing 

neighborhoods, including rural neighborhoods in the Planning 

Area. New housing and neighborhoods should be appropriate 

in size, scale, design and use. New housing areas should be 

located where residents will have access to the full range of 

infrastructure, facilities and services that are needed for healthy, 

livable neighborhoods.

The approximately 169 acre property is currently designated as 

Rural Residential (RR), we are proposing to re-zone the property 

to Estate Residential (ER).  We are also proposing a PUD 

Overlay to restrict the density and location of development.

 

11.	 Provide Infrastructure and Public Services Efficiently 		

	 and Equitably

Erie will coordinate future development and/or provision of 
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capital facility projects and infrastructure, including water, 

wastewater, fire protection, emergency management services, 

police protection, schools, parks, and other utilities that affect 

the quality of life and economic stability of the community.

We anticipate providing the required dedications, or providing 

cash-in-lieu for dedications that either can not be met on site, 

or are not required on site.  Most of the services required for 

this project are already in place at this time.

RURAL RESIDENTIAL POLICIES:

RR 1.1—CHARACTERISTICS

The Rural Residential designation provides a rural setting for 

large-lot, very low density single-family housing. Lot sizes and 

layouts will be dependent upon topographical constraints and 

hilly terrain located in some areas of the community.

In some cases, large portions of a lot may remain in an 

undeveloped state, reinforcing the rural character of this 

development pattern. Existing Rural Residential development 

in Boulder and Weld Counties typically relies on individual 

sewage treatment systems and either individual water wells 

or rural water districts. New Rural Residential developments 

located within the Town’s incorporated area will be required to 

be served by municipal water and wastewater service. Single 

lot developments will be required to be served by municipal 

water and wastewater service if within 400 feet of a sewer line.

Wise Farms falls within the Rural Residential category in the 

Town of Erie Comprehensive Plan.  Our proposed Concept 

Plan, PUD, and Preliminary Plat provides significant buffers 

from the adjacent neighbors to preserve the visual character 

of the area.  We anticipate tieing into the municipal water and 

wastewater services. 

RR 1.2—DENSITY RANGE

Homes will typically occur at densities of between 0-2 dwelling 

units per acre, with average densities of 1 dwelling unit/acre. 

However, lots in many existing rural subdivisions in the Planning 

Area exceed 1 acre.

We are proposing a maximum number of 102 residential units 

on the approximately 169 acre property, which translates into 

0.60 dwelling units per acre, which is well within the allowed 

density range for the Rural Residential designation.  We 

have also provided significant buffers or larger lots adjacent 

to the existing neighborhoods that are also within the Rural 

Residential designation.

   

RR 1.3—LOCATION

Rural Residential neighborhoods will typically be located 

at the fringe of urban development, near existing rural 

neighborhoods, or in areas with steeper terrain or other natural 

features unsuitable for urban residential development. In some 

cases, they will serve as a transition between more intense 

urban neighborhoods and natural features to be protected or 

existing rural neighborhoods.

We are located adjacent to existing Rural Residentially 

designated areas, and several of the site constraints would 

limit urban residential development.  
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RR 1.4—OPEN SPACE

Open space designated through clustering, dedication, or other 

means should provide strong visual and physical connections to 

the surrounding open space and trails network—both existing 

and planned.

Our proposed development has approximately 50% of the 

property as either Park or Open Space (dedicated and non-

dedicated).  Approximately 27 acres is being proposed for 

dedication to the Town and is envisioned to be maintained in 

a natural state, with the exception of a trail that loops through 

the open space. The remaining 57 or so acres that is also 

proposed as AG/OS is envisioned to remain undeveloped and 

serve as trail corridor and landscape buffer with the exception 

of potential future oil operations that may operate intermittently 

within the property. These areas exceed the required dedication 

for our proposed community. Our Concept Plan, PUD, and 

Preliminary Plat depicts how the proposed open space provides 

a significant visual connection and benefit to the broader 

community.  We fully anticipate connecting to the future 

regional trail in the  RTD Railroad ROW, and have provided 

the required area for the future Regional Trail Connection.

RR 1.5—ROADWAY DESIGN

Access road and driveway configurations should follow the 

natural contours of topographic features to minimize slope 

disturbances, maximize scenic views, and conserve natural 

features.

In general the site does not have topographic constraints that 

will limit the location of internal roads or drives.  

PUD Rezoning

Approval Criteria

The Board of Trustees may approve a PUD development plan 

and Rezoning to the PUD overlay district, and the Planning 

Commission may recommend approval, if the Rezoning to 

the PUD overlay district and the associated PUD development 

plan meets all of the following criteria:

1. 	 The PUD Rezoning is consistent with the purpose of 

the PUD overlay district in Section 2.7.D.2 of Municipal Code, 

Title 10, Unified Development Code;

The proposal for the Wise Farms PUD is consistent with 

Section 2.7.D.2 of the Municipal Code.  We have requested 

an underlying zoning of ER (Estate Density Residential), and 

AG/OS and are utilizing the PUD Overlay to further restrict 

the density of development, as well as to depict open space 

areas.  The PUD Overlay will limit the number of units allowed 

within the property to 102, which includes creating new lots for 

the 2 existing residences on the property.  In order to ensure 

compatibility with our surrounding neighbors the PUD will also 

establish buffer areas, and transitional lot sizes.  

2. 	 The PUD Rezoning will promote the public health, 

safety, and general welfare;
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The PUD Overlay identifies significant setbacks from the 

adjacent residential neighborhoods, and provides 2 new 

pocket parks.  We are proposing about 50% of the site as a 

combination of  pocket park parks, trail corridors, and natural 

open space areas that will promote a walkable community, 

meeting the PUD rezoning criteria promoting public health, 

safety, and general welfare.

3. 	 The PUD Rezoning is consistent with the Town’s 

Comprehensive Plan and the purposes of the Municipal Code, 

Title 10, Unified Development Code;

This narrative includes a full section outlining our compliance 

with the Comprehensive Plan and Unified Development Code.   

In general we are proposing a unique residential community 

with a maximum of 102 units, which equates to 0.60 dwelling 

units per acre.  This is compatible with the Comprehensive Plan 

designation of 0-2 dwelling units per acre, and we believe is 

consistent with both the Comprehensive Plan and Municipal 

Code.  

4. 	 Adequate facilities and services (including roads and 

transportation, water, gas, electric, police and fire protection, 

and sewage and waste disposal, as applicable) will be available 

to serve the subject property while maintaining adequate levels 

of service to existing development;

As a part of the application materials we have provided a 

significant amount of information that shows how facilities and 

services will be provided for this proposal.  The property was 

annexed in 1995 with the expectation of being developed as 

a residential community.

5. 	 The PUD Rezoning is not likely to result in significant 

adverse impacts upon the natural environment, including 

air, water, noise, storm water management, wildlife, and 

vegetation, or such impacts will be substantially mitigated;

We are proposing a significant amount of open space, much 

of which will be left in a natural state.  The significant areas of 

vegetation along the irrigation canals will largely remain, and 

we are proposing to dedicate the area around the Mill site and 

associated low lying area as part of an open space dedication, 

this area will provide a significant cultural/historic asset to the 

community at large.  The wildlife corridors along the canals 

will remain, and we have a negotiated agreement for the 

conveyance of storm water with Boulder County.  Overall we 

strongly believe that our proposal will not result in any adverse 

impacts for the property or the Town.

6. 	 The PUD Rezoning is not likely to result in significant 

adverse impacts to significant scenic and historic features as 

identified in plans adopted by the Town;

We have commissioned a Cultural and Historical study for the 

property, and we have not identified any significant features 

on the property that are not being maintained.  We have 

proposed significant setbacks from Jasper Road to maintain 

the visual character of that corridor to the greatest extent 

practical, and similarly our proposed community is set back a 

significant distance from 119th Street which will maintain the 

westerly views from 119th Street.

7. 	 The PUD Rezoning is not likely to result in significant 

adverse impacts upon other property in the vicinity of the 

subject property;
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Our proposal is for a high quality residential neighborhood 

with approximately 50% of the property remaining as open 

space, landscape buffer, and park space.  Our Concept Plan, 

PUD, and Preliminary Plat depict the significant buffers that 

are being provided to the neighboring properties.  We believe 

that our proposal is compatible in nature and will not result in 

adverse impacts upon other property in with the vicinity of the 

Wise property.

8. 	 Proposed uses on the subject property will be 

compatible in scale with uses on other properties in the vicinity 

of the subject;

The primary use of the Wise Farms property will be residential.  

This is in keeping with the uses on other properties within the 

vicinity of Wise Farms.  We are proposing a mix of house sizes, 

and fully anticipate that this will be consistent and compatible 

with the homes in the area.  The size and price of homes in 

Wise Farms will be very comparable to the surrounding area. 

9. 	 The proposed phasing of the development is 

appropriate and the development can be substantially 

completed within the time period specified in the schedule 

of development or Development Agreement submitted by the 

applicant;

The proposed development time line is dependent on project 

approvals and market conditions.  Planning staff has directed 

the applicant to not submit a draft Development Agreement as 

the Town prefers to draft that agreement.

10. 	 The PUD Plan provides public benefit(s).

The PUD plan provides nearly 84 acres of open space for both 

new and existing Town residents to enjoy. The plan proposes 

to dedicate an open space area to the town in an effort to 

preserve the existing non-jurisdictional wetland and associated 

wildlife habitat. The dedicated open space is also connected 

to a planned regional trail network directly benefitting the 

Town’s residence. The cluster type development made possible 

by the proposed ER Zoning and large areas of AG/OS - zoned 

area around the perimeter of the project help to preserve the 

rural character of the Town, to create an open space amenity 

for the community and provide a buffer and smooth transition 

to the existing residents.      
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PROJECT SUMMARY

-	 THE PROJECT AREA IS APPROXIMATELY 		
	 169 ACRES
-	 THE CURRENT PROPOSAL IS FOR 				  
	 102 UNITS ON THE 169 ACRES
-	 THE COMPREHENSIVE PLAN 					   
	 DESIGNATION IS RURAL RESIDENTIAL, 		
	 WHICH ALLOWS FOR 0-2 DU/AC, WITH A 		
	 RECOMMENDED AVERAGE DENSITY OF 		
	 1 DU/AC
-	 THE PROPOSAL COMPLIES WITH THE 			
	 COMPREHENSIVE PLAN DESIGNATION

SPINE TRAIL

SPINE TRAIL


	PUD Zoning Map 03-07-17.pdf
	PUD Zoning Map 03-07-17 1
	PUD Zoning Map 03-07-17


