Agenda for January 18, 2022 Planning Commission Meeting

AGENDA
for the Planning Commission
of the Town of Palisade, Colorado
341 W. 7th Street (Palisade Civic Center)

January 18, 2022
6:00 pm Regular Meeting
https://youtu.be/b1Iwn_KFF3s
I.

REGULAR MEETING CALLED TO ORDER AT 6:00 pm

II.

PLEDGE OF ALLEGIANCE

III.

ROLL CALL

IV.

AGENDA ADOPTION

V.

ANNOUNCEMENTS / PRESENTATIONS

VI.

A.

PUBLIC COMMENT REMINDER:
All emails are to be sent to the Community Development Director at brusche@townofpalisade.org
Emails for public comment on a specific agenda item received prior to the day packets are
published will be included with the staff report. Emails received after the packets are posted will
be forwarded to the Planning Commission.
Any member of the public who wishes to have a statement or email read into the Minutes is
required to appear in-person at the meeting and make said statements to the Commission directly.

B.

PLANNING COMMISSION OPENING: The Palisade Planning Commission has one vacancy,
with a term that expires February 2023. Applications to fill that vacancy are being accepted until
January 31, 2022, and the Board of Trustees will appoint the position at the regularly scheduled
meeting on February 8, 2022.

C.

NOMINATION PETITIONS AVAILABLE FOR BOARD OF TRUSTEES: The first day to
pick up nomination petitions to run for the Board of Trustees in the April 5, 2022 election was
January 4, 2022. Nomination petitions are still available at Town Hall and can be circulated until
the return deadline of January 24, 2022.

D.

NORTH RIVER ROAD BRIDGE CLOSED: The North River Road bridge will be closed to
through traffic from January 10, 2022, through the first week of April. Access is still available
through Town.

APPROVAL OF MINUTES
A.

VII.

Minutes from November 16, 2021, Regular Planning Commission Meeting

PUBLIC COMMENT – For items not on the Public Hearing agenda
Please keep comments to 3 minutes or less, and state your name and address. Neither the Planning
Commissioners nor staff will respond to comments at this time. The Commission may direct staff to look
into specific comments to bring back as an Agenda item at a future meeting.

Posted at Town Hall, 175 E. Third Street and the Palisade Civic Center, 341 West 7th Street
On or Before January 14, 2022
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VIII.

PUBLIC HEARING
The following items will be presented before the Planning Commission of the Town of Palisade for their
consideration. The Planning Commission will formulate a recommendation, which will be forwarded to
the Board of Trustees of the Town of Palisade. For those items for which the Planning Commission retains
Decision Maker status, they will weigh the options and cast a vote.
A.

PRO 2022-1 – WINDING RIVER MOBILE HOME PARK – REZONE PROPERTY AT 317
W. EIGHTH STREET TO PLANNED UNIT DEVELOPMENT (PUD)
The Planning Commission will consider a Rezone to Planned Unit Development (PUD) to
rearrange the layout and increase the number of units within the existing mobile home park,
located at 317 W. Eighth Street (Parcel # 2941-031-04-015) as applied for by the property owner
SGA Palisade LLC.
The Planning Commission shall review the application and forward its recommendation to the
Board of Trustees for consideration.
1. Staff Presentation
2. Applicant Presentation
3. Public Comment (Please limit comments to three (3) minutes, state your name and
address)
4. Commission Discussion
5. Applicant Closing Remarks
6. Recommendation (motion, second, roll call vote)

B.

PRO 2022-3 – 702 37.1 ROAD REZONE – REZONE PROPERTY AT 702 37 1/10 ROAD
TO MIXED USE (MU)
The Planning Commission will consider a Rezone to Mixed Use (MU) for the purpose of a food
truck court, located at 702 37 1/10 Road (Parcel # 2937-084-00-078) as applied for by the
property owners Karina and Nate Parenteau.
The Planning Commission shall review the application and forward its recommendation to the
Board of Trustees for consideration.
1. Staff Presentation
2. Applicant Presentation
3. Public Comment (Please limit comments to three (3) minutes, state your name and
address)
4. Commission Discussion
5. Applicant Closing Remarks
6. Recommendation (motion, second, roll call vote)

IX.

COMPREHENSIVE PLAN UPDATE

X.

NEW BUSINESS

XI.

ADJOURNMENT

Posted at Town Hall, 175 E. Third Street and the Palisade Civic Center, 341 West 7th Street
On or Before January 14, 2022
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PRO 2022-1, WINDING RIVER MHP PUD
LOCATED AT 317 W. EIGHTH ST, PARCEL # 2941-031-04-015
SUMMARY
The Town of Palisade has received a request for a rezone of the property located at 317 W. 8th Street (Parcel #
2941-031-04-015). The property is an existing mobile home park zoned CB (Commercial Business) and the
request is to consider a Planned Unit Development (PUD) to rearrange the layout and increase the number of
units within the park, now known as Winding River.
The mobile home park was annexed to the Town in 1977. At that time, there were 21 mobile homes, 10 platted
lots, a duplex, and another rental unit, for a total of 34 dwelling units on approximately 3.18 acres. Currently,
there are 32 mobile home pads (though not all are occupied) within the same land area. The applicant has
submitted a proposal to keep 16 of the existing units, relocate 5 units to different spaces within the park, and to
add 17 new manufactured homes for a total of 38 dwelling units within the same land area. To accommodate
these new units, which will replace several abandoned and deteriorating units that currently exist, the applicant is
requesting deviations from the current dimensional standards, which were established well after the annexation
and development of this park. The specific requests are incorporated into the rezone request to designate the
property as a Planned Development.

SUBJECT
PROPERTY
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The current CB (Commercial Business) zoning does not permit a manufactured home park; however, the
Comprehensive Plan Future Land Use Map (2007) designates the property specifically as a mobile home park
and the use remains legal, as it has been used consistently for this purpose since prior to 1977. The proposed
Planned Unit Development (PUD) zoning would specify the sole use of the property as a manufactured home
park with standards as set forth in the required control document.
There are three (3) access points to the park – Petticoat Lane, Camden Passage, and Portobello Road (from west
to east). These names are derived from the Clark’s Trailer Park plat, recorded after the annexation in 1977. The
park has operated under the current ownership since purchase in 2019.
As part of the Highway 6 MMOF improvement project, the westernmost entrance to Highway 6 from Petticoat
Lane will be closed. This will change the circulation pattern within the park. An additional vehicle path between
Petticoat and Camden is shown to provide circulation back to the main entrance. In consideration of one of the
three existing access points being removed, and upon finding that the proposed increase in units would amount
to an 8% increase in traffic (below the 20% threshold), no additional studies or improvements to the highway are
required as part of this project. The proposed plan does include, at the request of the Town, a six (6) foot fence
along the northern property line adjacent to the highway, to provide aesthetic screening that would complement
the improvements of the MMOF project. This height does exceed the standard for a fence in the Code but would
be incorporated into the PUD standards and would provide benefit to the residents of the park as well.
The owner anticipates infrastructure improvements will be necessary to accommodate the proposed layout of the
park. An initial review of this plan has been done by JUB engineers as well as the Palisade Fire Department,
among others. An additional fire hydrant, as well as other potential infrastructure upgrades, will be the next step
through an administrative site plan review if the proposed plan is approved.
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LAND DEVELOPMENT CODE
Section 4.03.A Planned Development Purpose:
The purpose of a Planned Development is to achieve greater flexibility than allowed by the strict application of
this LDC while providing greater benefit to the Town.
Section 5.05.B Planned Development Purpose:
The PD district provides for modification of the otherwise applicable dimensional requirements, in order to
accomplish one (1) or more of the following purposes:
1. Promote innovative and creative design of residential and nonresidential areas;
2. Promote flexibility in the placement of structures so as to preserve and take advantage of the site’s unique,
natural resource or scenic features and to avoid or mitigate any hazardous area;
3. Encourage more efficient use of land and public streets, utilities and governmental services;
4. Preserve open space for the benefit of residents of developments and the community;
5. Achieve a compatible land use relationship with surrounding areas; or
6. Promote a greater variety in the type and design of buildings and thereby improving the character and
quality of new development.
The proposal for a Planned Development to rehabilitate the existing mobile home park, in staff’s opinion, would
be a creative design of a residential area, would promote flexibility in the placement of structures, would
encourage more efficient use of land and public streets, utilities and governmental services, and would promote
a greater variety in the type of buildings and improve the character and quality of this property.
Section 7.01.I Manufactured Home Park and Subdivision Standards:
This section applies to new manufactured home parks and/or subdivisions. As this request is for a remodel of an
existing mobile home park, there are modifications necessary to accommodate the existing and proposed units.
As part of a Planned Unit Development, modifications to requirements are permitted to achieve the purposes in
Section 5.05.B (above).
The proposal requests the following deviations (found in the Letter of Intent) which represent, along with the
drawing, form the control document for this development:
The requirements for the underlying Residential – Manufactured Home Park Zoning, Section 7.01-I, are shown
below with the requested deviations, if any, from these requirements shown in italicized font.
1) General requirements:
a. Minimum park and subdivision area: four (4) acres.
Project lot area is 3.18 acres
b. Maximum density: six (6) homes and spaces or lots per acre.
Increase from the density at time of annexation 34 units (10.71 homes/acre) to 38 units (11.96 homes/acre)
c. Minimum space or lot area: four thousand five hundred (4,500) square feet.
No minimum lot area
d. Minimum space or lot width: forty (40) feet.
No minimum lot width
e. Minimum building separation: fifteen (15) feet, provided that the minimum separation may be reduced to ten
(10) feet between carports, porches and patios open on three (3) sides and adjacent buildings.
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No minimum building separation requirement. The proposed layout separates buildings at a minimum be thirteen
(13) feet side-to-side. The proposed layout also separates buildings at a minimum seven (7) feet end-to end as is
the existing condition.
f. Each manufactured home shall be located on a manufactured home space designated on a site plan prepared in
accordance with the requirements of Section 4.06, which shall be approved and filed as part of the approval of a
new manufactured home park established after the effective date of this LDC and prior to the enlargement of any
existing manufactured home park.
A site plan will be provided in accordance with Section 4.06 – Site Plan upon approval of the Planned
Development Control Document
g. Up to (2) manufactured home park identification signs may be utilized, but the sum of the areas of one (1) side
of these signs shall not exceed forty (40) square feet. Only external, non-flashing lighting shall be used for
illumination. The top portion of any sign shall not exceed twelve (12) feet in height.
Acknowledged
h. Within a manufactured home park, one (1) manufactured home shall be used as an administrative office,
identified by a sign, in which the office of the person in charge is located. Copies of all required Town and State
licenses and permits shall be posted therein and the park register shall be kept in this office at all times.
Requesting a deviation from the requirement that an administrative office be located on-site.
i. Maximum impervious cover shall not exceed fifty percent (50%) of the manufactured lot or space.
Acknowledged
2) Allowed uses: a. Manufactured homes, single-family dwellings and mobile homes lawfully installed prior to
the adoption of this LDC.
Only manufactured homes will be present. Requesting to rearrange existing layout and replace/install at least
fifteen (15) new mobile homes.
b. Common uses and uses accessory to dwelling units, including recreation facilities for the use of residents of
the park only, management offices, laundry rooms, tenant storage lockers, parking areas and garbage and trash
disposal facilities.
Acknowledged
3) Site plan, internal relationship: a. The site, including manufactured home spaces, structures and all site
improvements, shall be harmoniously and effectively organized in relation to topography, the shape of the tract
and the shape, size and position of structures, with consideration for usability of space, appearance and livability.
An informal park type of arrangement, with grouping or clustering of manufactured home dwelling units and
which conforms to the terrain and natural landscape features, is preferable to a rigid, stylized pattern.
Acknowledged. The site plan will be submitted upon approval of the Planned Development Control Document
4) Streets and accessways: a. Paved streets at least twenty-two (22) feet in width shall extend from the existing
street system as necessary to provide convenient access to each manufactured home space and to common
facilities and uses. Private streets shall be permitted in a manufactured home park or subdivision.
Paved streets connecting to the existing Town street system shall be twenty-two (22) feet in width. Paved streets
inside of the manufactured home park providing one-way directional travel shall be at minimum twenty (20) feet
in width. All streets within the manufactured home park shall be private streets.
b. Convenient access shall be provided to each manufactured home space by an accessway at least fifteen (15)
feet in width. Such accessway shall be reserved for maneuvering manufactured homes into position and shall be
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kept free of trees and other immovable obstructions, but need not be paved. Temporary planks or steel mats may
be used during the placement of a manufactured home.
Acknowledged.
c. In the event that the developer of a manufactured home park chooses to retain ownership of streets and
accessways, he or she shall be required to dedicate to the Town a blanket emergency service access easement to
permit police, ambulance and fire protection personnel to enter the park or subdivision.
A blanket emergency access agreement shall be provided.
In addition, pursuant to Section 42-4-1102, C.R.S., the Town elects to impose and enforce stop sign regulations,
speed limits and parking restrictions posted in accordance with the Section 7.01 – Residential Use Standards 7-5
| Page Manual of Uniform Traffic Control Devices upon all streets which are privately maintained in
manufactured home parks or subdivisions. The owner of the manufactured home park or subdivision shall provide
such signs as may be required by the Town's Engineer and agrees to erect and maintain such signs in conformity
with the Model Traffic Code and other applicable regulations.
i. The stop sign placement, speed limits and parking restrictions shall be determined by the Town's Engineer, but
shall be consistent with the provisions of Sections 42-4-1101 to 42-4-1104 et al., C.R.S., Sections 42-4-1204,
C.R.S. and Section 42-4-1208, C.R.S
Acknowledged.
ii. There shall be posted at each entrance to any manufactured home park or subdivision a sign giving notice of
such enforcement in the following text: "NOTICE: Stop sign, speed limits and parking restrictions enforced by
the Town."
Acknowledged.
iii. When all signs are in place, stop signs, speed limits and parking regulations shall be enforced and violations
thereof punished in accordance with the provisions of the Model Traffic Code, as adopted by the Town.
Acknowledged.
5) Pedestrian Access a. Pedestrian walkways at least two (2) feet in width and having an all-weather surface shall
be provided for access to each manufactured home from a paved street or from a paved driveway or parking area
connected to a public street.
Acknowledged.
b. Common walkways at least three (3) feet in width and having an all-weather surface shall be provided for
access to common facilities and uses from each manufactured home group or cluster. Walkways through the
interiors of blocks are preferable to walkways adjacent to streets.
Acknowledged.
6) Parking a. Parking areas shall be located off-street and shall have an all-weather surface. Parking spaces may
be located on each lot or space or on the lot or space immediately adjacent, and the remainder shall be located in
common parking areas adjacent to the street or adjacent to a vehicular accessway connected to a street.
Acknowledged.
b. Parking spaces shall be provided at the rate of two (2) parking spaces for each manufactured home, plus one
(1) additional parking space for each four (4) manufactured home lots or spaces to provide for guest parking and
delivery and service vehicles.
A total of eighty-six (86) parking spaces meeting the total parking space threshold are shown on the drawings.
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7) Project boundary buffer a. A Class C buffer shall be provided (see Section 10.03.D, Landscaping and
Buffering) along all project boundaries of a manufactured home park or subdivision, provided that the minimum
distance from the line or corner of any manufactured home space to a boundary line of the park or subdivision
shall be twenty (20) feet.
A Class C buffer is not proposed to be provided as the minimum distance from the line or corner of any
manufactured home space to a boundary line of the park is less than twenty (20) feet on all sides of the
manufactured home park.
8) Signs and numbering of manufactured home spaces
a. Each manufactured home park shall have a sign located adjacent to a public street which includes the name of
the park and the street address in letters and numbers in accordance with the following requirement:
Acknowledged.
i. Up to two (2) on-premises permanent signs for each street frontage are permitted, but the sum of the areas of
one (1) face of these signs shall not exceed forty (40) square feet.
Acknowledged.
b. Each manufactured home space shall be numbered with four-inch reflective numbers on contrasting
background and/or letters set at least forty (40) inches above ground level and clearly visible from public rightof-way.
Acknowledged.
9) Yard requirements a. The following yard requirements shall pertain to every manufactured home in the
manufactured home park or subdivision:
i. Minimum depth of street yard, measured from front lot or space line: twenty (20) feet
Street yard setback minimum of zero (0) feet. Consistent with existing use.
ii. Minimum width of side yard, measured from side lot or space line: ten (10) feet.
Side yard setback minimum of zero (0) feet. Consistent with existing use.
iii. Minimum depth of rear yard, measured from rear lot or space line: twenty (20) feet.
Rear yard setback of zero (0) feet. Consistent with existing use.
b. Detached garages and accessory buildings may be erected on manufactured home spaces as permitted in Section
7.05, Accessory Uses and Structures
Acknowledged.
10) Utility requirements a. Water and Sewer: i. Water and sewer services and hookups shall conform with the
Colorado Department of Public Health and Environment, Sanitary Standards and Regulations for Manufactured
Home Parks, as amended from time to time.
Acknowledged
11) Service buildings: a. Service buildings, when constructed and which supply laundry facilities for occupants
of the manufactured home park, shall have:
N/A. No proposed service buildings
12) Storage a. Tenant storage facilities shall be provided for materials which cannot be conveniently stored in a
manufactured home. A minimum of thirty-two (32) square feet shall be provided for each manufactured home
unit.
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Acknowledged. Storage sheds can be added.
b. Storage facilities may be located adjacent to the manufactured homes or in common compounds within a
reasonable distance from the manufactured homes. Storage facilities shall be designed in a manner that will
enhance the park and shall be constructed of suitable weather-resistant materials appropriate under the use and
maintenance contemplated.
Acknowledged.
c. Covered storage sheds on individual spaces and lots shall contain a minimum of forty-eight (48) square feet of
floor area for the storage of personal belongings. This requirement may be satisfied by a separate common
building that serves more than one (1) manufactured home space, provided that a like amount of space is set aside
in each building for each manufactured home space serviced by that building.
Acknowledged.
d. No storage shall be allowed under a manufactured home.
Acknowledged.
13) Landscaping a. Lawn and ground cover, which may include aggregates, shall be provided on all common
ground areas except those undisturbed areas, such as watercourses, left in their natural state.
Acknowledged.
b. Screen planting and/or fencing at least six (6) feet in height shall be provided where Section 7.01 – Residential
Use Standards 7-7 | Page necessary for screening purposes, such as around refuse collection points, common
recreation areas and playgrounds and at such other points as necessary for screening of objectionable views.
Acknowledged.
14) Streetlights a. All streets in the manufactured home park or subdivision shall be adequately illuminated.
Streetlights shall be installed/ located at each intersection.
Acknowledged.
15) Telephone and power lines a. All telephone lines and power lines are to be located underground. Utility
easements shall not be less than ten (10) feet in width.
Existing utility poles with overhead wires are present on the northern and western perimeter of the site.
Telephone and power line hook-ups to individual units within the site are made via underground connections.
No new aboveground telephone or power lines are proposed.
16) Recreation areas and facilities
a. Not less than ten percent (10%) of the total land area of the park or subdivision shall be devoted to space for
common facilities and uses, such as a laundry, swimming pool or recreation and play areas.
No common facilities and uses are proposed.
b. Laundry, recreation rooms, management offices and other common facilities may be consolidated in a single
building if the single location will adequately serve all manufactured home units.
No common facilities and uses are proposed.
17) Maintenance: The manufactured home park owner or manager shall have the following park maintenance
responsibilities.
a. Annual business license for manufactured home parks: No person shall operate a manufactured home park
within the Town without first having obtained an annual business license therefor from the Town Clerk. Each
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manufactured home park shall be licensed for each calendar year and each license shall expire on December 31
of each year.
Acknowledged.
b. Compliance with regulations required: Both the owner and operator of any manufactured home park shall
arrange for the management and supervision of the manufactured home park so as to enforce or cause compliance
with all of the provisions of this Section.
Acknowledged.
c. Register of tenants required: It shall be the duty of the owner or operator to keep at all times a register, which
shall be open at all times to inspection by United States, State, County and Town officers, showing for all tenants
in the manufactured home park:
i. The names of all persons inhabiting each manufactured home.
ii. The date of entry and departure of each manufactured home.
iii. The license numbers and state issuing, for each manufactured home and the towing vehicle used to tow the
manufactured home into or from the manufactured home park.
Acknowledged.
d. Use restrictions: Both the owner and operator shall prohibit the use of any manufactured home located in the
manufactured home park for other than use as a single-family dwelling, with the exception of the park's office.
Acknowledged.
e. Repair and maintenance of facilities: Both the owner and operator of every home park shall be responsible for
maintaining in good repair and condition all facilities of the manufactured home park and for maintaining the
manufactured home park in a clean, orderly and sanitary condition at all times.
Acknowledged.
f. Owner duty to report violations: Both the owner and operator of each manufactured home park shall report
promptly to the proper authorities any violations of this Section which may come to his, her or their attention.
Acknowledged.
18) Roadway repair and maintenance a. No part of any manufactured home shall obstruct any roadway. All
easements and public areas shall be cared for and kept free from weeds and trash. The physical repair and
maintenance to all roadways, to include street sweeping and snow removal, shall be the responsibility of the
manufactured home park owner.
Acknowledged.
Section 4.03.F. Control Document Approval Criteria:
The planned development review shall include and the applicant shall be responsible for successfully addressing
the following (responses from the applicant in italicized font):
1) Compliance with Article 8, Planned Development, and all other applicable requirements of this LDC;
a. Applicability: In accordance with Article 67 Title 24, C.R.S., planned development districts may be approved
only when the applicant demonstrates to the satisfaction of the Town Board that a proposed planned development
project would not negatively affect surrounding property and uses and/or that the PD would result in a greater
benefit to the Town than would development under conventional zoning district regulations.
The proposed planned development project would not negatively affect surrounding property and uses as the land
use is not changing from the existing land use.
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b. Review Process: All planned developments shall be reviewed and approved in accordance with the procedures
of Section 4.03, Planned development and approval thereof shall constitute a Zoning Map amendment.
Section 4.03 procedures are being followed.
c. Approval Criteria: In approving a planned development, the Town Board shall find that the district designation
and Planned Development Control Document (PDCD) both comply with the general provisions for all planned
developments in this Section and the specific standards for the proposed planned development as listed in Section
4.03.E.
Planned development approval criteria and applicant’s comments to approval criteria found in Section 4.03-E
can be found in the preceding section of this letter.
d. Planned Development Control Document Requirement: In approving a PD, the Town Board shall require a
PDCD of the proposed development. The PDCD shall show the development to be compatible with the character
of surrounding land uses, the Palisade Comprehensive Plan, and maintain and enhance the value of surrounding
properties. The PDCD shall be prepared by a landscape architect, engineer or architect or land use planner. The
PDCD shall include the necessary maps, permitted land uses as well as Section 4.03.F of this LDC. The PDCD
shall be reviewed and recorded as part of the approval process.
Necessary maps, permitted land uses, and Applicant’s comments to Section 4.03.F of the LDC are included as
part of this Planned Development Control Document
e. Identification on Zoning Maps: Approved PD district shall be indicated on the Official Zoning Map
The Town of Palisade Existing Zoning Map and the Town of Palisade Comprehensive Plan – Future Land Use –
Core Area Map are enclosed to this letter.
f. Recreation and Open Space: At least twenty percent (20%) of the gross land area of any planned development
district must be dedicated as recreation and open space in accordance with Section 9.14.
Applicant is proposing to pay the fee in lieu of open space dedication on-site pursuant to Section 9.13 of the LDC.
Alternatively, applicant could make improvements to the pedestrian path to the west on town parcel 2941-03100-184.
g. Preservation of Natural Features: Mature trees, vegetative cover, watercourses and other natural site features
must be preserved to the maximum extent feasible.
The site is primarily urban developed land, but mature trees, vegetative cover, watercourses, and other natural
site features shall be preserved to the maximum extent feasible, to the extent such mature trees or other natural
site features do not interfere with the existing or planned houses.
h. Allowed Uses: Allowed uses in the PD district shall be established as part of the review application approval
process and shall be clearly indicated on the PDCD.
Allowed use is clearly stated: Residential – Mobile Home Park
i. Dimensional Standards: Dimensional Standards in the PD District shall be established as part of the rezoning
application approval process and shall be clearly indicated on the PDCD.
Dimensional Standards for which the Applicant is seeking approval on are clearly identified in the ResidentialManufactured Home Park Requirements section of this letter/PDCD.
j. Roadway Access: Unless otherwise expressly approved during the application process (see Section 4.03),
principal vehicular access must be from collector or higher classification streets.
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Principal vehicular access is provided from a collector or higher classification street (US Highway 6/G Road/W
Eighth Street)
k. Project Boundary Buffer: i. Residential PD
1. No buffer is required where the width of the project's perimeter lots is equal to or greater than the minimum lot
width of the adjoining development or the minimum lot width required by the zoning district applied to any
adjoining undeveloped parcel.
2. Where narrower lot widths are provided, a Class C buffer shall be provided (see Section 10.03.D) along all
project boundaries.
A Class C buffer is not proposed to be provided as the minimum distance from the line or corner of any
manufactured home space to a boundary line of the park is less than twenty (20) feet on all sides of the
manufactured home park pursuant with Section 7.01.I of the LDC.
l. Architectural Review: The Planning Commission may require an architectural site plan review for the purpose
of promoting the preservation of the visual character of the neighborhood, the stability of land values and
investment, the public safety and the general welfare by preventing the erection of structures or additions or
alterations thereto of unsightly or obnoxious appearance, which are not properly related to their sites or to prevent
the indiscriminate clearing of property, excessive grading and the destruction of trees and shrubbery. In carrying
out the purpose of this Section with respect to the external design of the buildings, approval shall be considered
in accordance with the following objectives:
i. Reducing the adverse visual impacts of structures which, because of size, scale, color or location are out of
harmony with the neighborhood in which they are to be constructed.
ii. Minimizing disturbances to the natural terrain and existing significant vegetation; enhancing drainage; reducing
soil erosion; and otherwise maximizing compatibility with policies and regulations of this LDC.
iii. It is the intent of this Section that the Town shall exercise the minimum control necessary to achieve the overall
objectives thereof.
Acknowledged.
m. Additional Conditions: The Town Board shall impose such other conditions as are deemed necessary to
accomplish the purposes of this Section, this LDC and the Comprehensive Plan.
Acknowledged.
n. Amendments:
i. All proposed amendments to an approved PDCD or text thereof shall be considered a major amendment and
must be processed in accordance with the procedures and requirements of Section 4.03, Planned Development.
ii. The applicant requesting such change shall notify the property owners' association, at least fifteen (15) days
prior to any decision and ask that all comments be directed to the Community Development Director. Proof of
such notification shall be provided to the Community Development Director. If the Community Development
Director determines that the change does not have the support of the affected property owners, the request will be
referred to the Town Board for review.
Acknowledged.
o. Effect on Other Code Standards: Except as expressly authorized by the regulations of this Section and approved
as a part of a PD control document in accordance with the procedures of Section 4.03, Planned Development, the
standards of this LDC shall apply to development within any PD.
Acknowledged.
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2) Uses to be allowed in a planned development;
The proposed land use for the planned development is the same as the existing land use, Residential – Mobile
Home Park.
3) Conformance of the proposal with the stated purpose of the requested planned development district;
It is believed that the planned development proposal conforms with the stated purpose of the requested planned
development district: Residential – Mobile Home Park
4) Compatibility of the proposed development with the adjacent community;
The proposed development is believed to be compatible with the adjacent community. The proposed development
is serving as a transition point between the Low-Density Residential properties to the west and the various
Commercial, Mixed-Use, and Community Public properties to the north, east, and south. The proposed
development matches the Future Land Use designated for the property as seen in the Palisade Comprehensive
Plan.
5) The quality of design intended for each component of the project and the ability of the overall development
plan to ensure a unified, cohesive environment at full build-out;
The project is anticipated to consist of only one component. The proposed, neater layout of manufactured home
units provides a more unified, cohesive environment at full build-out compared to the existing condition.
6) Compatible relationships between each component of the overall project;
Each component of the project is anticipated to have compatible relationships with the other components of the
overall project. The proposed sequence is to remove the indicated existing manufactured homes, perform utility
improvements, perform roadway improvements, and install new manufactured homes in that order.
7) Self-sufficiency of each phase of the overall project;
The project is anticipated to consist of only one overall phase. The proposed sequence is to remove the indicated
existing manufactured homes, perform utility improvements, perform roadway improvements, and install new
manufactured homes in that order.
8) Documentation that the proposed infrastructure improvements accommodate the additional impacts caused by
the development or documentation to assure that the development, as proposed, will not overtax the existing
public infrastructure systems;
All utilities to the site will be extended to the new improvements as necessary. The addition of two, with the ability
to add up to two additional units, will not create an unusual demand on existing infrastructure or public services
(i.e. police, fire, road maintenance, etc.).
9) The fiscal impact of the proposal and the proposed financing of required improvements;
The proposed financing of the project is to be privately funded. Required infrastructure improvements are not
anticipated.
10) The success of the proposal in providing adequate pedestrian and bicycle links within the development and
with the adjacent community
Roadways within the proposed development are intended to be classified as private ways
11) The effectiveness with which the proposal protects and preserves the ecologically sensitive areas within the
development.
The existing property is primarily developed urban land. No ecologically sensitive areas are known to exist
within the development.
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Section 4.03.E. Approval Criteria:
No planned development may be approved by the Town Board unless all of the following criteria are satisfied:
1. Consistency with the adopted plans of the Town;
2. General conformance with the Town’s adopted comprehensive plan;
The Comprehensive Plan – Future Land Use Map (2007) designates the property as a mobile home park,
while the existing zoning of CB (Commercial Business), does not include manufactured home park as a
permitted use.
3. Suitability of the subject property for uses permitted by the current versus the proposed district;
The proposed Planned Development would have a single use (manufactured home park) with specific
standards due to the unique design of this existing park.
4. Whether the proposed change tends to improve the balance of uses or meets a specific demand in the
Town;
There is a demand for affordable housing in Palisade in a form that allows more flexibility than traditional
single-family development. The proposed upgrades to a number of the units, as well as the overall layout
and functionality of the park, has long been a goal of the Town and the proposed investment is welcome.
5. The capacity of adequate public facilities and services including schools, roads, recreation facilities,
wastewater treatment and water supply facilities and stormwater drainage facilities for the proposed use;
Winding River is ideally situated adjacent to Taylor Elementary, and improvements are coming soon to
the adjacent Highway 6 frontage that will provide a better pedestrian environment and access to the rest
of the Town north of the highway.
Typically, new development dedicates additional open space or pays a fee in-lieu of. The existing mobile
home park does not have any formal open space or recreational amenities of its own, nor is there much
room to incorporate, but it is adjacent to the Town owned parcel that connects to Taylor Elementary.
Staff has discussed and the owner is prepared to commit funds that could be used on this parcel offset the
typical fees for open space.
The utilities within the park are shared among the units, with meters and connections to the Town mains
located along the highway. There is sufficient capacity to increase the number of units and the owners
will prepare more detailed plans for how to connect these units to the system.
6. It has been determined that the legal purposes for which zoning exists are not contravened;
The legal purposes for which zoning exists are not contravened by this request.
7. It has been determined that there will be no adverse effect upon adjoining property owners unless such
effect can be justified by the overwhelming public good or welfare; and
The proposed improvements to the existing mobile home park, along with the improvements made by the
Town on Highway 6, will improve the public welfare and provide business to neighboring commercial
properties. Investing in the provision of affordable housing satisfies a public need.
8. It has been determined that no one (1) property owner or small group of property owners will benefit
materially from the change to the detriment of the general public.
The public would benefit from the investment in this property and from the improved housing choices in
Palisade.
RECOMMENDATION
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Staff recommends that the Planning Commission recommend approval of this request to the Board of Trustees.
The Board of Trustees will review the request at a public hearing on January 25, 2022 and make a final decision.
ATTACHMENTS
Letter of Intent
Planned Development Map
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October 27, 2021
Mr. Brian Rusche
Community Development Director
Town of Palisade
175 East 3rd Street
Palisade, Colorado 81526
RE:

Letter of Intent/Planned Development Control Document – SGA Palisade, LLC
Mobile Home Park (317 W Eighth St)

Dear Mr. Rusche,
This Letter of Intent is regarding a Rezone Application to Planned Development request for the
legal nonconforming site known as SGA Palisade, LLC mobile home park located at 317 W
Eighth Street. SGA Palisade, LLC (the Applicant) is not requesting to alter the existing land use,
which has continually operated as a manufactured home park, without abandonment, since the
property was annexed to the Town of Palisade in 1977. The Applicant is requesting to rezone to
a planned development designation with an underlying mobile home park zoning in congruence
with the Town of Palisade Comprehensive Plan’s future land uses. The applicant is also
requesting to rearrange the existing layout of manufactured homes to accommodate an
increase in the number of units. Greater detail is provided below.
The SGA Palisade, LLC mobile home park (Site) is located South of US Highway 6/G Road/W
Eight Street, North of Taylor Elementary School, East of Iowa Avenue, and West of Brentwood
Drive. The project property’s legal description is listed as Lots 1 thru 14 & Tracts 1 & 2 Clarks
Trailer Park, Section 3, Township 1S Range 2E. The Mesa County Assessor’s Parcel Number is
2941-031-04-015. The parcel consists of approximately 3.18 acres.
Access to the Site is currently provided by three private roads (Petticoat Lane, Camden
Passage, and Portobello Road) from W Eighth Street on the northern border of the parcel.
Petticoat Lane is slated to be closed as part of Town highway project #NHPP 070A-030 (21986)
which is anticipated to begin in Summer 2021. Existing development in the vicinity of the
proposed subdivision includes Town emergency services to the north, public schooling to south,
and various commercial, mixed-use, residential and properties to the west and east. The
proposed project property is currently zoned as Commercial Business (CB).
The mobile home park parcel was annexed to the Town of Palisade by Ordinance #364 on April
12,1977. The annexation ordinance is recorded at the Mesa County Clerk’s Office on Book
1109, Page 673. At the time of annexation, the parcel consisted of twenty-four (24) units and ten
(10) yet to be developed lots for a total of thirty-four (34) units. SGA Palisade, LLC is requesting
to rearrange the existing layout and increase the number of manufactured home units from the
thirty-four (34) at the time of annexation to thirty-six (36) units with the ability to increase to
thirty-eight (38) units in the future. The proposed layout of the manufactured home units can be
seen on the enclosed plan sheet, PD-1.
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With the closure of the private Petticoat Lane access point to W Eighth Street, SGA Palisade,
LLC is proposing to convert Petticoat Lane into a one-way street. Petticoat Lane will be
connected to Camden Passage approximately 272-feet to the east by a private 20-foot-wide
gravel roadway.
A CDOT Level 1 Trip Generator Assessment has been performed by Apex Consulting
Engineers (Apex) for the increase from thirty-four (34) units to the proposed future thirty-eight
(38) manufactured home units. Apex determined that the maximum trip volume would be
increased by 8% which is below the 20% trip threshold that would necessitate a CDOT access
permit. A copy of the Level 1 Trip Generator Assessment is enclosed.
The SGA Palisade, LLC mobile home park is believed to be considered a legal nonconforming
site as the site was in existence and lawfully constructed, located and operated prior to the
adoption of the Town of Palisade’s Land Development Code (LDC) and has continued to
operate without abandonment pursuant to Section 12.02 of the Town of Palisade’s Land
Development Code.
Residential-Manufactured Home Park Requirements:
To perform the proposed work, the Applicant is requesting to rezone to a Planned Development
with underlying the zoning Residential – Manufactured Home Park. The requirements for the
underlying Residential – Manufactured Home Park Zoning, Section 7.01-I, are shown below with
the requested deviations, if any, from these requirements shown in italicized font.
1) General requirements:
a. Minimum park and subdivision area: four (4) acres.
Project lot area is 3.18 acres
b. Maximum density: six (6) homes and spaces or lots per acre.
Increase from the density at time of annexation 34 units (10.71 homes/acre) to
36 units (11.34 homes/acre) with the ability to increase to 38 units (11.96
homes/acre) in the future
c. Minimum space or lot area: four thousand five hundred (4,500) square feet.
No minimum lot area
d. Minimum space or lot width: forty (40) feet.
No minimum lot width
e. Minimum building separation: fifteen (15) feet, provided that the minimum
separation may be reduced to ten (10) feet between carports, porches and patios
open on three (3) sides and adjacent buildings.

RIVER CITY CONSULTANTS, INC.  215 PITKIN AVENUE, SUITE 201  GRAND JUNCTION, COLORADO 81501 
970.241.4722
Page 27

No minimum building separation requirement. The proposed layout separates
buildings at a minimum be thirteen (13) feet side-to-side. The proposed layout
also separates buildings at a minimum seven (7) feet end-to end as is the
existing condition.
f.

Each manufactured home shall be located on a manufactured home space
designated on a site plan prepared in accordance with the requirements of
Section 4.06, which shall be approved and filed as part of the approval of a new
manufactured home park established after the effective date of this LDC and
prior to the enlargement of any existing manufactured home park.
A site plan will be provided in accordance with Section 4.06 – Site Plan upon
approval of the Planned Development Control Document

g. Up to (2) manufactured home park identification signs may be utilized, but the
sum of the areas of one (1) side of these signs shall not exceed forty (40) square
feet. Only external, non-flashing lighting shall be used for illumination. The top
portion of any sign shall not exceed twelve (12) feet in height.
Acknowledged
h. Within a manufactured home park, one (1) manufactured home shall be used as
an administrative office, identified by a sign, in which the office of the person in
charge is located. Copies of all required Town and State licenses and permits
shall be posted therein and the park register shall be kept in this office at all
times.
Requesting a deviation from the requirement that an administrative office be
located on-site.
i.

Maximum impervious cover shall not exceed fifty percent (50%) of the
manufactured lot or space.
Acknowledged

2) Allowed uses:
a. Manufactured homes, single-family dwellings and mobile homes lawfully installed
prior to the adoption of this LDC.
Only manufactured homes will be present. Requesting to rearrange existing
layout and replace/install at least fifteen (15) new mobile homes to bring total
manufactured homes to thirty-six (36) units.
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b. Common uses and uses accessory to dwelling units, including recreation
facilities for the use of residents of the park only, management offices, laundry
rooms, tenant storage lockers, parking areas and garbage and trash disposal
facilities.
Acknowledged

3) Site plan, internal relationship:
a. The site, including manufactured home spaces, structures and all site

improvements, shall be harmoniously and effectively organized in relation to
topography, the shape of the tract and the shape, size and position of structures,
with consideration for usability of space, appearance and livability. An informal
park type of arrangement, with grouping or clustering of manufactured home
dwelling units and which conforms to the terrain and natural landscape features,
is preferable to a rigid, stylized pattern.
Acknowledged. The site plan will be submitted upon approval of the Planned
Development Control Document

4) Streets and accessways:
a. Paved streets at least twenty-two (22) feet in width shall extend from the existing
street system as necessary to provide convenient access to each manufactured
home space and to common facilities and uses. Private streets shall be permitted
in a manufactured home park or subdivision.
Paved streets connecting to the existing Town of Palisade street system shall be
twenty-two (22) feet in width. Paved streets inside of the manufactured home
park providing one-way directional travel shall be at minimum twenty (20) feet in
width. All streets within the manufactured home park shall be private streets.
b. Convenient access shall be provided to each manufactured home space by an
accessway at least fifteen (15) feet in width. Such accessway shall be reserved
for maneuvering manufactured homes into position and shall be kept free of trees
and other immovable obstructions, but need not be paved. Temporary planks or
steel mats may be used during the placement of a manufactured home.
Acknowledged.
c. In the event that the developer of a manufactured home park chooses to retain
ownership of streets and accessways, he or she shall be required to dedicate to
the Town a blanket emergency service access easement to permit police,
ambulance and fire protection personnel to enter the park or subdivision.
A blanket emergency access agreement shall be provided.
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In addition, pursuant to Section 42-4-1102, C.R.S., the Town elects to impose
and enforce stop sign regulations, speed limits and parking restrictions posted in
accordance with the Section 7.01 – Residential Use Standards 7-5 | Page
Manual of Uniform Traffic Control Devices upon all streets which are privately
maintained in manufactured home parks or subdivisions. The owner of the
manufactured home park or subdivision shall provide such signs as may be
required by the Town's Engineer and agrees to erect and maintain such signs in
conformity with the Model Traffic Code and other applicable regulations.
i. The stop sign placement, speed limits and parking restrictions shall be
determined by the Town's Engineer, but shall be consistent with the
provisions of Sections 42-4-1101 to 42-4-1104 et al., C.R.S., Sections 424-1204, C.R.S. and Section 42-4-1208, C.R.S
Acknowledged.
ii. There shall be posted at each entrance to any manufactured home park
or subdivision a sign giving notice of such enforcement in the following
text: "NOTICE: Stop sign, speed limits and parking restrictions enforced
by the Town."
Acknowledged.
iii. When all signs are in place, stop signs, speed limits and parking
regulations shall be enforced and violations thereof punished in
accordance with the provisions of the Model Traffic Code, as adopted by
the Town.
Acknowledged.
5) Pedestrian Access
a. Pedestrian walkways at least two (2) feet in width and having an all-weather
surface shall be provided for access to each manufactured home from a paved
street or from a paved driveway or parking area connected to a public street.
Acknowledged.
b. Common walkways at least three (3) feet in width and having an all-weather
surface shall be provided for access to common facilities and uses from each
manufactured home group or cluster. Walkways through the interiors of blocks
are preferable to walkways adjacent to streets.
Acknowledged.
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6) Parking
a. Parking areas shall be located off-street and shall have an all-weather surface.
Parking spaces may be located on each lot or space or on the lot or space
immediately adjacent, and the remainder shall be located in common parking
areas adjacent to the street or adjacent to a vehicular accessway connected to a
street.
Acknowledged.
b. Parking spaces shall be provided at the rate of two (2) parking spaces for each
manufactured home, plus one (1) additional parking space for each four (4)
manufactured home lots or spaces to provide for guest parking and delivery and
service vehicles.
Parking spaces shall be provided at the rate of two (2) parking spaces for twentysix (26) of the manufactured home units. Parking spaces shall be provided at the
rate of one (1) parking space for the remaining ten (10) manufactured home units
where space for two (2) parking spaces is not feasible. Nineteen (19) additional
off-street parking spaces shall be provided for a total of eighty-one (81) parking
spaces meeting the total parking space threshold.
7) Project boundary buffer
a. A Class C buffer shall be provided (see Section 10.03.D, Landscaping and
Buffering) along all project boundaries of a manufactured home park or
subdivision, provided that the minimum distance from the line or corner of any
manufactured home space to a boundary line of the park or subdivision shall be
twenty (20) feet.
A Class C buffer is not proposed to be provided as the minimum distance from
the line or corner of any manufactured home space to a boundary line of the park
is less than twenty (20) feet on all sides of the manufactured home park.
8) Signs and numbering of manufactured home spaces
a. Each manufactured home park shall have a sign located adjacent to a public
street which includes the name of the park and the street address in letters and
numbers in accordance with the following requirement:
Acknowledged.
i. Up to two (2) on-premises permanent signs for each street frontage are
permitted, but the sum of the areas of one (1) face of these signs shall not
exceed forty (40) square feet.
Acknowledged.
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b. Each manufactured home space shall be numbered with four-inch reflective
numbers on contrasting background and/or letters set at least forty (40) inches
above ground level and clearly visible from public right-of-way.
Acknowledged.
9) Yard requirements
a. The following yard requirements shall pertain to every manufactured home in the
manufactured home park or subdivision:
i. Minimum depth of street yard, measured from front lot or space line:
twenty (20) feet
Street yard setback minimum of zero (0) feet. Consistent with existing
use.
ii. Minimum width of side yard, measured from side lot or space line: ten
(10) feet.
Side yard setback minimum of zero (0) feet. Consistent with existing use.
iii. Minimum depth of rear yard, measured from rear lot or space line: twenty
(20) feet.
Rear yard setback of zero (0) feet. Consistent with existing use.
b. Detached garages and accessory buildings may be erected on manufactured
home spaces as permitted in Section 7.05, Accessory Uses and Structures
Acknowledged.
10) Utility requirements
a. Water and Sewer:
i. Water and sewer services and hookups shall conform with the Colorado
Department of Public Health and Environment, Sanitary Standards and
Regulations for Manufactured Home Parks, as amended from time to
time.
Acknowledged
11) Service buildings:
a. Service buildings, when constructed and which supply laundry facilities for
occupants of the manufactured home park, shall have:
N/A. No proposed service buildings
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12) Storage
a. Tenant storage facilities shall be provided for materials which cannot be
conveniently stored in a manufactured home. A minimum of thirty-two (32)
square feet shall be provided for each manufactured home unit.
Acknowledged. Storage sheds can be added.
b. Storage facilities may be located adjacent to the manufactured homes or in
common compounds within a reasonable distance from the manufactured
homes. Storage facilities shall be designed in a manner that will enhance the
park and shall be constructed of suitable weather-resistant materials appropriate
under the use and maintenance contemplated.
Acknowledged.
c. Covered storage sheds on individual spaces and lots shall contain a minimum of
forty-eight (48) square feet of floor area for the storage of personal belongings.
This requirement may be satisfied by a separate common building that serves
more than one (1) manufactured home space, provided that a like amount of
space is set aside in each building for each manufactured home space serviced
by that building.
Acknowledged.
d. No storage shall be allowed under a manufactured home.
Acknowledged.
13) Landscaping
a. Lawn and ground cover, which may include aggregates, shall be provided on all
common ground areas except those undisturbed areas, such as watercourses,
left in their natural state.
Acknowledged.
b. Screen planting and/or fencing at least six (6) feet in height shall be provided
where Section 7.01 – Residential Use Standards 7-7 | Page necessary for
screening purposes, such as around refuse collection points, common recreation
areas and playgrounds and at such other points as necessary for screening of
objectionable views.
Acknowledged.
14) Streetlights
a. All streets in the manufactured home park or subdivision shall be adequately
illuminated. Streetlights shall be installed/ located at each intersection.
Acknowledged.
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15) Telephone and power lines
a. All telephone lines and power lines are to be located underground. Utility
easements shall not be less than ten (10) feet in width.
Existing utility poles with overhead wires are present on the northern and western
perimeter of the site. Telephone and power line hook-ups to individual units
within the site are made via underground connections. No new aboveground
telephone or power lines are proposed.
16) Recreation areas and facilities
a. Not less than ten percent (10%) of the total land area of the park or subdivision
shall be devoted to space for common facilities and uses, such as a laundry,
swimming pool or recreation and play areas.
No common facilities and uses are proposed.
b. Laundry, recreation rooms, management offices and other common facilities may
be consolidated in a single building if the single location will adequately serve all
manufactured home units.
No common facilities and uses are proposed.
17) Maintenance: The manufactured home park owner or manager shall have the following
park maintenance responsibilities.
a. Annual business license for manufactured home parks: No person shall operate
a manufactured home park within the Town without first having obtained an
annual business license therefor from the Town Clerk. Each manufactured home
park shall be licensed for each calendar year and each license shall expire on
December 31 of each year.
Acknowledged.
b. Compliance with regulations required: Both the owner and operator of any
manufactured home park shall arrange for the management and supervision of
the manufactured home park so as to enforce or cause compliance with all of the
provisions of this Section.
Acknowledged.
c. Register of tenants required: It shall be the duty of the owner or operator to keep
at all times a register, which shall be open at all times to inspection by United
States, State, County and Town officers, showing for all tenants in the
manufactured home park:
i. The names of all persons inhabiting each manufactured home.
ii. The date of entry and departure of each manufactured home.
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iii. The license numbers and state issuing, for each manufactured home and
the towing vehicle used to tow the manufactured home into or from the
manufactured home park.
Acknowledged.
d. Use restrictions: Both the owner and operator shall prohibit the use of any
manufactured home located in the manufactured home park for other than use as
a single-family dwelling, with the exception of the park's office.
Acknowledged.
e. Repair and maintenance of facilities: Both the owner and operator of every home
park shall be responsible for maintaining in good repair and condition all facilities
of the manufactured home park and for maintaining the manufactured home park
in a clean, orderly and sanitary condition at all times.
Acknowledged.
f.

Owner duty to report violations: Both the owner and operator of each
manufactured home park shall report promptly to the proper authorities any
violations of this Section which may come to his, her or their attention.
Acknowledged.

18) Roadway repair and maintenance
a. No part of any manufactured home shall obstruct any roadway. All easements
and public areas shall be cared for and kept free from weeds and trash. The
physical repair and maintenance to all roadways, to include street sweeping and
snow removal, shall be the responsibility of the manufactured home park owner.
Acknowledged.
Planned Development Approval Criteria:
Pursuant to Section 4.03-E of the Town of Palisade’s Land Development Code, no planned
development may be approved by the Town Board unless certain requirements are met. Those
requirements are transcribed below and comments from the Applicant addressing each
requirement is shown in italicized font.
1) Consistency with the adopted plans of the Town
2) General Conformance with the Town’s adopted comprehensive plan
3) Suitability of the subject property for uses permitted by the current versus the proposed
district.
4) Whether the proposed change tends to improve the balance of uses or meets a specific
demand in the Town

RIVER CITY CONSULTANTS, INC.  215 PITKIN AVENUE, SUITE 201  GRAND JUNCTION, COLORADO 81501 
970.241.4722
Page 35

5) The capacity of adequate public facilities and services including schools, roads,
recreation facilities, wastewater treatment, and water supply facilities, and stormwater
drainage facilities for the proposed use
6) It has been determined that the legal purposes for which zoning exists are not
contravened
7) It has been determined that there will be no adverse effect upon adjoining property
owners unless such effect can be justified by the overwhelming public good or welfare
8) It has been determined that no one (1) property owner or small group of property owners
will benefit materially from the change to the detriment of the general public.
The proposed land use, manufactured home park, will remain unchanged from the
existing land use. The proposed land use is consistent with and in conformance with the
Town of Palisade’s adopted plans and does not contravene the legal purposes of zoning
as evidenced by the property’s designation of “Mobile Home Park” on the Palisade
Comprehensive Plan Future Land Use – Core Area Map enclosed with this letter. The
proposed change will maintain the balance of uses while making the manufactured
home park more aesthetically pleasing. The addition of two, with the ability to add up to
two additional units, will not create an unusual demand on existing infrastructure or
public services. There are no anticipated adverse effects upon adjoining property
owners. No one (1) property owner or small group of property owners will benefit
materially from the proposed change to the detriment of the general public.
Control Document Approval Criteria:
Pursuant to Section 4.03-F of the Town of Palisade’s Land Development Code, the planned
development review shall include applicant responses to several criteria. Those criteria are
transcribed below with comments from the Applicant addressing each requirement shown in
italicized font.
1) Compliance with Article 8, Planned Development, and all other applicable requirements
of this LDC;
a. Applicability: In accordance with Article 67 Title 24, C.R.S., planned development
districts may be approved only when the applicant demonstrates to the
satisfaction of the Town Board that a proposed planned development project
would not negatively affect surrounding property and uses and/or that the PD
would result in a greater benefit to the Town than would development under
conventional zoning district regulations.
The proposed planned development project would not negatively affect
surrounding property and uses as the land use is not changing from the existing
land use.
b. Review Process: All planned developments shall be reviewed and approved in
accordance with the procedures of Section 4.03, Planned development and
approval thereof shall constitute a Zoning Map amendment.
Section 4.03 procedures are being followed.
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c. Approval Criteria: In approving a planned development, the Town Board shall
find that the district designation and Planned Development Control Document
(PDCD) both comply with the general provisions for all planned developments in
this Section and the specific standards for the proposed planned development as
listed in Section 4.03.E.
Planned development approval criteria and applicant’s comments to approval
criteria found in Section 4.03-E can be found in the preceding section of this
letter.
d. Planned Development Control Document Requirement: In approving a PD, the
Town Board shall require a PDCD of the proposed development. The PDCD
shall show the development to be compatible with the character of surrounding
land uses, the Palisade Comprehensive Plan, and maintain and enhance the
value of surrounding properties. The PDCD shall be prepared by a landscape
architect, engineer or architect or land use planner. The PDCD shall include the
necessary maps, permitted land uses as well as Section 4.03.F of this LDC. The
PDCD shall be reviewed and recorded as part of the approval process.
Necessary maps, permitted land uses, and Applicant’s comments to Section
4.03.F of the LDC are included as part of this Planned Development Control
Document
e. Identification on Zoning Maps: Approved PD district shall be indicated on the
Official Zoning Map
The Town of Palisade Existing Zoning Map and the Town of Palisade
Comprehensive Plan – Future Land Use – Core Area Map are enclosed to this
letter.
f.

Recreation and Open Space: At least twenty percent (20%) of the gross land
area of any planned development district must be dedicated as recreation and
open space in accordance with Section 9.14.
Applicant is proposing to pay the fee in lieu of open space dedication on-site
pursuant to Section 9.13 of the LDC. Alternatively, applicant could make
improvements to the pedestrian path to the west on town parcel 2941-031-00184.

g. Preservation of Natural Features: Mature trees, vegetative cover, watercourses
and other natural site features must be preserved to the maximum extent
feasible.
The site is primarily urban developed land, but mature trees, vegetative cover,
watercourses, and other natural site features shall be preserved to the maximum
extent feasible, to the extent such mature trees or other natural site features do
not interfere with the existing or planned houses.
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h. Allowed Uses: Allowed uses in the PD district shall be established as part of the
review application approval process and shall be clearly indicated on the PDCD.
Allowed use is clearly stated: Residential – Mobile Home Park
i.

Dimensional Standards: Dimensional Standards in the PD District shall be
established as part of the rezoning application approval process and shall be
clearly indicated on the PDCD.
Dimensional Standards for which the Applicant is seeking approval on are clearly
identified in the Residential-Manufactured Home Park Requirements section of
this letter/PDCD.

j.

Roadway Access: Unless otherwise expressly approved during the application
process (see Section 4.03), principal vehicular access must be from collector or
higher classification streets.
Principal vehicular access is provided from a collector or higher classification
street (US Highway 6/G Road/W Eighth Street)

k. Project Boundary Buffer:
i. Residential PD
1. No buffer is required where the width of the project's perimeter lots
is equal to or greater than the minimum lot width of the adjoining
development or the minimum lot width required by the zoning
district applied to any adjoining undeveloped parcel.
2. Where narrower lot widths are provided, a Class C buffer shall be
provided (see Section 10.03.D) along all project boundaries.
A Class C buffer is not proposed to be provided as the minimum distance from
the line or corner of any manufactured home space to a boundary line of the park
is less than twenty (20) feet on all sides of the manufactured home park pursuant
with Section 7.01.I of the LDC.
l.

Architectural Review: The Planning Commission may require an architectural site
plan review for the purpose of promoting the preservation of the visual character
of the neighborhood, the stability of land values and investment, the public safety
and the general welfare by preventing the erection of structures or additions or
alterations thereto of unsightly or obnoxious appearance, which are not properly
related to their sites or to prevent the indiscriminate clearing of property,
excessive grading and the destruction of trees and shrubbery. In carrying out the
purpose of this Section with respect to the external design of the buildings,
approval shall be considered in accordance with the following objectives:
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i. Reducing the adverse visual impacts of structures which, because of size,
scale, color or location are out of harmony with the neighborhood in which
they are to be constructed.
ii. Minimizing disturbances to the natural terrain and existing significant
vegetation; enhancing drainage; reducing soil erosion; and otherwise
maximizing compatibility with policies and regulations of this LDC.
iii. It is the intent of this Section that the Town shall exercise the minimum
control necessary to achieve the overall objectives thereof.
Acknowledged.
m. Additional Conditions: The Town Board shall impose such other conditions as are
deemed necessary to accomplish the purposes of this Section, this LDC and the
Comprehensive Plan.
Acknowledged.
n. Amendments:
i. All proposed amendments to an approved PDCD or text thereof shall be
considered a major amendment and must be processed in accordance
with the procedures and requirements of Section 4.03, Planned
Development.
ii. The applicant requesting such change shall notify the property owners'
association, at least fifteen (15) days prior to any decision and ask that all
comments be directed to the Community Development Director. Proof of
such notification shall be provided to the Community Development
Director. If the Community Development Director determines that the
change does not have the support of the affected property owners, the
request will be referred to the Town Board for review.
Acknowledged.
o. Effect on Other Code Standards: Except as expressly authorized by the
regulations of this Section and approved as a part of a PD control document in
accordance with the procedures of Section 4.03, Planned Development, the
standards of this LDC shall apply to development within any PD.
Acknowledged.
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2) Uses to be allowed in a planned development;
The proposed land use for the planned development is the same as the existing land
use, Residential – Mobile Home Park.
3) Conformance of the proposal with the stated purpose of the requested planned
development district;
It is believed that the planned development proposal conforms with the stated purpose of
the requested planned development district: Residential – Mobile Home Park
4) Compatibility of the proposed development with the adjacent community;
The proposed development is believed to be compatible with the adjacent community.
The proposed development is serving as a transition point between the Low-Density
Residential properties to the west and the various Commercial, Mixed-Use, and
Community Public properties to the north, east, and south. The proposed development
matches the Future Land Use designated for the property as seen in the Palisade
Comprehensive Plan.
5) The quality of design intended for each component of the project and the ability of the
overall development plan to ensure a unified, cohesive environment at full build-out;
The project is anticipated to consist of only one component. The proposed, neater layout
of manufactured home units provides a more unified, cohesive environment at full buildout compared to the existing condition.
6) Compatible relationships between each component of the overall project;
Each component of the project is anticipated to have compatible relationships with the
other components of the overall project. The proposed sequence is to remove the
indicated existing manufactured homes, perform utility improvements, perform roadway
improvements, and install new manufactured homes in that order.
7) Self-sufficiency of each phase of the overall project;
The project is anticipated to consist of only one overall phase. The proposed sequence
is to remove the indicated existing manufactured homes, perform utility improvements,
perform roadway improvements, and install new manufactured homes in that order.
8) Documentation that the proposed infrastructure improvements accommodate the
additional impacts caused by the development or documentation to assure that the
development, as proposed, will not overtax the existing public infrastructure systems;
All utilities to the site will be extended to the new improvements as necessary. The
addition of two, with the ability to add up to two additional units, will not create an
unusual demand on existing infrastructure or public services (i.e. police, fire, road
maintenance, etc.).
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9) The fiscal impact of the proposal and the proposed financing of required improvements;
The proposed financing of the project is to be privately funded. Required infrastructure
improvements are not anticipated.
10) The success of the proposal in providing adequate pedestrian and bicycle links within
the development and with the adjacent community
Roadways within the proposed development are intended to be classified as private
ways
11) The effectiveness with which the proposal protects and preserves the ecologically
sensitive areas within the development.
The existing property is primarily developed urban land. No ecologically sensitive areas
are known to exist within the development.
If you have any questions regarding this submittal, please contact me by phone (970) 241-4722
or by email at igeer@rccwest.com.
Sincerely,

Ivan Geer, P.E.
Principal/Project Manager

Enclosures:

Planned Clearance: Planned Development Form
Plan Sheet PD-1, PD Map
Town of Palisade Existing Zoning Map
Town of Palisade Comprehensive Plan – Future Land Use – Core Area Map
Planned Development Control Document (incorporated into this Letter)
CDOT Level 1 Trip Generator Assessment
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PRO 2022-3, 702 37.1 ROAD REZONE
LOCATED AT 702 37 1/10 ROAD, PARCEL # 2937-084-00-078
SUMMARY
The Town of Palisade has received a request for a rezone of the property located at 702 37 1/10 Road (Parcel #
2937-084-00-078). The property consists of just under one-half (1/2) with about 173 feet of street frontage. The
north half of the property has a mobile home used as a long-term rental. The property is currently zoned Low
Density Residential (LDR), and the request is for Mixed Use (MU) zoning, with the intent of establishing a food
truck court on the south half of the property.
The applicant has submitted a concept drawing of the proposed food truck court, which would be reviewed in
more detail pending the outcome of the requested rezone.
Staff is asking the Planning Commission to review the request and make a recommendation to the Board of
Trustees. The Board of Trustees will review the request at a public hearing on January 25, 2022 and make a final
decision.

SUBJECT
PROPERTY
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LAND DEVELOPMENT CODE
Section 4.02 Rezoning (Zoning Map amendment):
The rezoning procedure provides a process to make amendments to the Official Zoning Map of the Town of
Palisade to reflect changes in public policy, changed conditions or to advance the welfare of the Town.
Section 4.02.E. Approval Criteria:
No rezoning may be approved by the Town Board unless all of the following criteria are satisfied:
1. Consistency with the adopted plans and policies of the Town;
The Comprehensive Plan – Future Land Use Map (2007) designates the property as low density
residential, which reflected its use at the time the plan was developed. It did not consider the fact that
only three (3) residences exist along this stretch of 37 1/10 Road and that the adjacent property, consisting
of nearly 20 acres, is zoned CB (Commercial Business).
The Mixed Use (MU) zone district was established to facilitate adaptive re-use and preservation of older
residential structures and compatible new nonresidential development. The MU district is primarily a
residential district, only modest-scale nonresidential uses are allowed. Nonresidential uses are
encouraged to occupy existing residential structures without changing the character of such structures
and to emphasize pedestrian rather than vehicular access. The MU district may be used as a transitional
district between residential and nonresidential districts.
While the owner is not seeking to reuse the existing residence, as it remains a viable dwelling, there is
unused property adjacent to the residence. This property is not suitable for another residence, as it is
directly on the corner of the access road, nor is it the desire to demolish the existing residence and
redevelop the entire property. The proposed food truck court could represent an interim use, with minimal
investment necessary, until additional infrastructure is constructed (specifically sewer), likely when the
adjacent parcel of 20 acres is developed. As noted, the MU zone district may be used as a transitional
district between the remaining residences on 37 1/10 Road and the adjacent highway and undeveloped
property, which has previously been considered for mixed-use as well.
2. Suitability of the subject property for uses permitted by the current versus the proposed district;
The property owner desires to use about a quarter (1/4) of an acre of unused property as a food truck
court. There are currently no standards within the Land Development Code for a food truck court;
however, restaurants are a permitted use within the Mixed Use (MU) Zone. The MU zone would not
preclude an additional residence, while the current zoning would limit future use to just residential.
The applicant has provided concept drawing (attached to this report) that show how food trucks, along
with associated parking for cars and bikes, would fit within upon the quarter-acre portion of the lot.
3. Whether the proposed change tends to improve the balance of uses or meets a specific demand in the
Town;
Food trucks have become popular in Palisade and throughout the Grand Valley in recent years. They
provide a variety of cuisine and are an asset during the many events hosted in Palisade. They offer an
opportunity to invest in a business without as much overhead as a typical restaurant and allows the
business to “follow the crowds” due to their mobile nature. The proposed location of a food truck court
just off Highway 6 (and across the street from a winery) provides additional opportunities, particularly
to tourists, to dine in Palisade. There has been a cultural change that warrants consideration of the
proposed rezone as an action that would advance the welfare of the Town.
4. The capacity of adequate public facilities and services including schools, roads, recreation facilities,
wastewater treatment and water supply facilities and stormwater drainage facilities for the proposed use;
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Unlike a residential use, a commercial use does not impact school enrollment or parks and recreation
facilities. The site is accessible by 37 1/10 Road but is set back some distance from Highway 6, with no
direct access available. There is the existing frontage road adjacent to the property on the south. The
property is served by an existing Town water tap but is not connected to the sanitary sewer. However,
the proposed use would not require public utilities, except electricity, as food trucks are self-contained
units. Future development of the property may require improvements to public facilities, but the proposed
zone change would still be necessary to justify investment at a higher level than currently exists.
5. It has been determined that the legal purposes for which zoning exists are not contravened;
The legal purposes for which zoning exists are not contravened by this request.
6. It has been determined that there will be no adverse effect upon adjoining property owners unless such
effect can be justified by the overwhelming public good or welfare; and
While there is another residence to the north, the existing residence would remain as a buffer and there
is no development to the east. The property is a corner lot, visible from Highway 6, making it a good
location for future commercial use. The intent behind a food truck court is a low impact, potentially
temporary use of the property, as no significant infrastructure is proposed. Future development of the
adjacent property may change the demand for this parcel, in which case the proposed zoning would allow
a range of uses, subject to further review.

7. It has been determined that no one (1) property owner or small group of property owners will benefit
materially from the change to the detriment of the general public.
The public would benefit from the increase in sales taxes generated by a food truck court, as well as the
benefit of additional food options for residents and visitors alike.
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RECOMMENDATION
Staff recommends that the Planning Commission recommend approval of this request to the Board of Trustees.
ATTACHMENTS
Letter of Intent
Concept Plans
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