
      
PUBLIC NOTICE 

BOARD OF ADJUSTMENT 
Monday, August 15, 2022, 6:30 P.M. 

Council Chambers – 220 W. South Avenue  
Woodland Park, Colorado 

AGENDA 
          

 
This is a hybrid Zoom and in-person meeting. To Zoom - link from the City calendar at 
the bottom of the front page of the City website (www.city-woodlandpark.org). Public 
input is important to the Board and written comments are encouraged and should be 
submitted to the Secretary in advance of the meeting. Individuals wishing to be heard 
during the Public Hearing are encouraged to be prepared and will generally be limited to 
five (5) minutes, unless otherwise approved by the Chairman, in order to allow everyone 
the opportunity to be heard. Public comments are expected to be constructive. Please 
sign in to speak on a particular agenda item. For more information, call 719-687-5202. 

 
1. ORDER & ROLL CALL 
2. MINUTES: February 28, 2022 
3. REQUESTS / PUBLIC HEARINGS: 

VAR2022-06: Elk Grove Land Development Height 
Variance: A request by Mike Bramlett of JR Engineering 
(Applicant) and Elk Grove Land Development LLC (Property 
Owner) for a 14-foot height variance (from 30 feet required 
by MC §18.14.030 to 44 feet) to accommodate two three-
story and one two-story buildings to develop 37 residential 
condominium units on Lots 10-14 and Tract B & C, Elk 
Grove Townhomes Filing No. 1, in the Multi-Family 
Suburban (MFS) zone. 

4. REPORTS  
5. ADJOURN  

 

http://www.city-woodlandpark.org/
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WOODLAND PARK BOARD OF ADJUSTMENT 
MEETING MINUTES – February 28, 2022  

City of Woodland Park, 220 W. South Avenue, Woodland Park, CO and by Zoom. 
This meeting was a hybrid in-person and virtual electronic meeting. A Zoom link was posted on the 
front-page of the City website. Public input in the form of written comment submitted in advance of 

the meeting was encouraged and public comment in real time at the meeting was made. 
 
 

1. ORDER AND ROLL CALL.  Order was called at 6:30 p.m. with attendance as follows:  
      Present  Chairman Lou Ramon   
      Present Vice Chairman Jim Rumsey  
      Present Regular Member Nick Abercrombie 
      Present Regular Member Valerie Lundy 
      Present Regular Member Dean Nelson  
      Staff Present  Planning Director/BOA Secretary Karen Schminke 
 Planner I Dave Burgess 
 City Attorney Nina Williams 
  
Also in attendance was City Council Member Catherine Nakai. 
  

All recited the Pledge of Allegiance.  
2. APPROVE MINUTES. The January 24, 2022 minutes were unanimously approved as 

presented. 
3. REQUESTS / PUBLIC HEARINGS.   

a. Move to Approve final changes to the BOA Rules of Procedure and forward revised rules to 
City Council for ratification. (Legislative)  
Chair Ramon reviewed the most recent copy of the Rules of Procedure that were included in 
the Board’s packet.  Items in red are terminology additions to add clarity.  Items in blue are 
‘hot links’ that when the reader clicks on those in an electronic document, they will be routed 
to that section of the City’s Municipal Code.  Language in green (primarily in Section 5.8) 
reflects more substantive amendments that relate to the Board’s final decision and written 
determinations for an item they have heard.   
Attorney Williams recapped the appeal process proscribed by State statute.  Specifically, an 
appeal of the Board of Adjustment’s decision needs to be filed in District Court no later than 
30 days from BOA’s final action. 
Chair Ramon provided additional explanation of the change from 15 to 10 days for providing 
the written determination of findings.  There was identification of a couple small 
typographical errors in Section 5.8. 
When called on by Chair Ramon, Joe Furry (attending via Zoom) stated he appreciated the 
change to 10 days. 
Make the changes referenced 
For City Council consideration on March 17, 2022. 
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MOVED BY NELSON, AND SECONDED BY RUMSEY THAT THE BOARD to make 
the changes referenced.  Motion PASSED unanimously. 
 
Chair Ramon noted, this item will be in front of City Council again on March 17, 2022. 
 

4. REPORTS   
Director Schminke led a short discussion regarding the printing of packets.  Board members are 
encouraged to either download the packet to a digital device for use during a meeting or to print 
a copy of the packet at home.  Staff can still provide printed copies of oversize pages if 
requested.  Staff will also make sure visitors to the City website know how to obtain a copy of 
the packet in advance of the BOA meeting. 
 

5. ADJOURN.    Chairman Ramon adjourned the meeting at 6:47 p.m. 
 
 

     
 
 Approved by:  __________________________________________________________________ 

Lou Ramon, Chairman    Date  
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PROJECT: VAR2022-06 Elk Grove Land Development Height 

Variance 
APPLICANT: Mike Bramlett (JR Engineering) 
REQUEST: Vary Maximum Height Restriction from 30 feet to 

44 feet for two three-story residential condominium 
buildings 

LOCATION: Lots 10-14, Tract B & C Elk Grove Townhomes 
Filing No. 1 

 
ZONE: Multi-Family Residential Suburban (MFS) District 
STAFF: Will Charles, Senior Planner 
 
 
I. BACKGROUND     
Elk Grove Land Development, LLC is requesting a height variance to construct two 43-foot 3-
inch (43’-3”) tall condominium buildings in the Multi-Family Residential Suburban (MFS) zone 
which limits building height to 30 feet (§18.14.030). The current overall development proposal 
includes two 3-story buildings and one 2-story building for a total of 37 condominium units. 
Using the land area of the parcels identified in this application, the proposed density of the 
project is 7.7 dwelling units per acre. The MFS zone district limits density to 8 dwelling units per 
acre. The multifamily use will require a Conditional Use Permit and Site Plan Review, which 
will be heard by the Planning Commission and City Council.  
Regarding the entitlement process, the applicant is seeking the height variance first as the 
proposed height is key to the density needed for the viability of the project. The applicant has 
also stated that the proposed height was increased in an effort to diminish the footprint of the two 
buildings, which allows the developer to retain more established trees as required by 
§18.33.180.D.3. The proposal calls for two structures that each have 3-stories of living space 
with an additional story of parking below the living space. The parking level is unenclosed, and 
would be below grade on the Northern side of the structure.  
Building height is measured as prescribed in Code section §18.06.080  

 
"Height of building" means the vertical distance from the finished grade (average 
finished elevation of the ground around the structure) to the highest point of the roof.”  

 
The design of the proposed buildings includes a flat roof with a 3-foot 4-inch (3’-4”) parapet 
wall which encircles the roof. Parapet walls typically accompany flat roofs as they can be helpful 
in screening mechanical equipment and act as a safety feature for maintenance workers or roof 
top decks. Generally a parapet wall is considered as part of the maximum height of the structure. 
In addition to the parapet wall, the proposed structures also contain elevator shafts/stairwells to 
access the roof which extends 5-feet 8-inches (5’-8”) above the top of the parapet wall. These 
elevator/stairwells have not been included in the max height of the structure since they are not 
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part of the roof. This is similar to how a chimney or air conditioning unit is treated in regards to 
max building height. 

 
The subject property is located east of US Highway 24 and south of Trull Road (See Figure 1).  
There are commercial uses at this intersection (Swiss Chalet Restaurant and U-Haul/Great 
Outdoors Adventures) and single family homes up Trull Road to the east.  The first phase of Elk 
Grove was constructed over fifteen years ago and consists of 12 townhomes (three building with 
four units each).  The balance of the Elk Grove property (outlined in yellow in Figure 1) contains 
topography that slopes from the east downhill toward the west with the most significant slopes 
occurring at the southern end.  Figure 2 provides an illustration of the sloping terrain.  
 

  
  
  
  
  
  
  
  
  
  
  
  
  
   
 

Figure 1:  Aerial Photo  

SITE 
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II. PROCESS 
Zoning variances are subject to the requirements of Chapter 18.60 of the Municipal Code.  
§18.60.010 states that where by reason of exceptional narrowness, shallowness, shape, 
topography, or other extraordinary or exceptional situation or condition peculiar to a particular 
piece of property, the strict application of any provision of Title 18 Zoning would result in 
exceptional, demonstrable, unnecessary hardship, the Board of Adjustment (BoA) has the power 
to grant a variance from such strict application so as to relieve such demonstrable difficulties or 
hardships. If a variance is granted, the BoA may prescribe appropriate conditions in conformity 
with the Zoning Regulations (§18.60.060). Before granting a variance, the BoA must make the 
findings specified in §18.60.040. Also, unless the limitations of §18.60.050.A and B are met (see 
below), a variance cannot be granted.   
Notice of the BoA public hearing was sent to adjacent property owners at least ten days prior to 
the public hearing, signs were posted on the property for at least ten days immediately prior to 
the public hearing, and a public notice was published in the Pikes Peak Courier at least seven 
days prior to the hearing.   

Figure 2: From Elk Grove Ln Looking south into site   
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Staff has received a number of written objections to the variance from neighbors which are 
attached to this report. In addition, the Fire Department also had concerns regarding the 
structures as designed. Fire Chief, Tyler Lambert’s comments can also be found attached.  

III. POWER TO GRANT VARIANCE 
Analysis: §18.06.020  Requires the applicant to demonstrate how the variance meets the 
following conditions: 

1. That there exists special conditions and circumstances of the type specified in Section 
18.60.010, which are peculiar to the land, structure, or building involved and which are not 
applicable to other lands or structures in the same district; 

• Staff found that special conditions and circumstances do exist due to the significant 
topographical slope of the site. At what appears to be the most extreme point along the 
proposed 18 unit structure (primarily located on lots 12, 13, and tract C), the grade 
change between the highest and lowest point of the structure is approximately 15 feet. 
While for the 15 unit structure (primarily on lot 11, and tract C) the grade change is 
closer to 12 feet.  

2. The said special conditions and circumstances do not result from the actions of the applicant; 

• Staff found that the significant grade change on site is a special circumstance, and was 
not caused by actions of the applicant.  

3. That literal interpretation of the provisions of this title would deprive the applicant of rights 
commonly enjoyed by other properties in the same district under the terms of these regulations; 

• Staff found that while the denial of the variance would likely reduce the size or quantity 
of units on the property, the applicant would still be able to construct units similar to 
what is found on neighboring properties. The existing condos along Elk Grove Lane have 
a total of three stories.  However, due to how they are set into the hillside (see Figure 3), 
they appear as two-story buildings when viewed from the front and rear of the structures.  
By reducing the living space of the proposed structures from three stories to two, a more 
similar structure to what has previously been constructed on Elk Grove Lane would be 
feasible. A reduction from three stories to two would likely still require a variance, 
however the variance would be for 5 feet for a 34-foot 6-inch (34’-6”) tall building 
instead of the proposed 14-foot variance for a 43’-3” tall building.  
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4. That granting the variance requested will not confer on the applicant any special privilege that 
is denied by the board to other lands or structures in the same district. 

• The height of just the 3-stories of living spaces of these structures is shown as 34’-6” on 
the applicant’s elevations (Figure 4). (The parking level adds another eleven feet to the 
overall building height.)  In order to construct a building of this type on a flat site, a 
variance would still be required to accommodate the three floors of living space 
proposed. Based on elevations provided by the applicant, it would appear that 2-stories of 
living space over a parking level, similar to those on surrounding properties, could be 
constructed with a more minimal height variance. 

 

Figure 3: Elk Grove Townhouse Building  
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IV. SECTION 18.60.050.A and B LIMITATIONS 
The limitations of §18.60.050.B are met since a residential multifamily dwelling units use is 
permitted through a conditional use permit under the terms of Title 18 within the MFS zone 
district. Also, limitations of §18.60.050.A are met because no nonconforming use of lands or 
structures in the same district, and no permitted or nonconforming use of land or structure in 
other districts, have been used as grounds for the issuance of this variance. 

V. FINDINGS 
The BoA shall consider each application and grant or deny it according to the provisions of 
Municipal Code §18.60.040.  Findings are provided below, complete with staff’s analysis.  In 
granting a variance, the BoA may prescribe appropriate conditions in conformity with Municipal 
Code Title 18.   

Figure 4: Proposed Building Elevation 
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18.60.040.A.   That the representations in the application are valid.  
Analysis: Staff found the representations in the application valid. A written application complete 
with fee was submitted on June 2, 2022 and additional information was accepted by the City on 
June 22, 2022. Staff finds that the application demonstrates the existence of special conditions 
and circumstances peculiar to the land and building involved. Staff bases this on the lot’s 
extreme topography. To resolve this issue, the Applicant is requesting a height variance to allow 
for the product and number of units required for developmental viability.  

18.60.040.B.  That the reasons set forth in the application justify the granting of the variance 
that will make possible the reasonable use of the land or structure. 
Analysis: Staff found the justification provided by the application was insufficient for staff to 
recommend granting the variance as requested. While significant grade change, and preservation 
of existing trees should be considered, the size of the variance request exceeds the hardships 
found on the site. The 3 stories of living space are listed as 34’6” in height, which would require 
a variance even if this structure was located on a flat piece of property with no grade change. 

18.60.040.C.   That the granting of the variance will be in harmony with the general purpose and 
intent of the comprehensive plan and Title 18 Zoning and will not be injurious to the 
neighborhood or otherwise detrimental to the public welfare. 
Analysis: If granted, this variance will partially conform with the general purpose and intent of 
the comprehensive plan.  As shown on the Future Land Use Map (Figure 5), the western portion 
of the site is designated for multifamily residential and the eastern portion (Lots 12-14) is 
designated for single family residential. Page 21 of the Envision Woodland Park 2030 
comprehensive plan provides the following guidance for using the Future Land Use Map: 

 
The entire site is zoned Multi-Family Residential Suburban (MFS) (see Figure 6 for the Zoning 
Map) and, if granted, the variance would facilitate the development of multifamily dwelling units 
which can be permitted at this location through a conditional use permit and site plan review. 
The proposed use (condominiums) is similar to the adjacent use of townhomes along Elk Grove 
Lane in that both are types of attached dwelling units. However, the height and overall mass 
(three stories of living space plus a parking level) of the proposed structures would be greater 
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than that of the existing townhomes, which even though they contain three stories, appear to be 
2-story structures due to how they are set into the hillside.    
 

  Figure 5: Comprehensive Plan – Future Land Use Map  

Figure 6: Zoning Map   

SITE 

SITE 
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VI. STAFF RECOMMENDATION 

While Staff did not find sufficient justification to grant the variance as requested, Staff does find 
justification for a lesser variance.  Therefore, Staff recommends approval of a 5-foot variance to 
allow for a maximum building height of 35’ with the condition that the building is a maximum of 
3 stories (floors) in height including the parking level.   

 
 
 

Attachments 
1. Application 
2. Elk Grove Townhomes Filing No. 1 Subdivision Plat 
3. Fire Chief’s Comments 
4. Neighbor’s Comments 
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ATTACHMENT 3.



From: Amy Wolin <awolin@city-woodlandpark.org> 
Sent: Friday, July 15, 2022 10:26 AM 
To: Karen Schminke <kschminke@city-woodlandpark.org> 
Subject: Elk Grove Height VAR comments from Carol & Tom Kearns 

Hi Karen, 

Carol & Tom Kerns stopped in to see you about the Elk Grove Height Variance. 
Some comments: They are against it, don't think it fits in WP, paid above asking price in August 
2021 to be surrounded by woods, and don't want to look at elevator shafts. 

They live at 145 Elk Grove Lane, 719-650-0927, carolandtom@aol.com 

They would appreciate a phone call from you, or an email. They can't make Tuesday's meeting 
with the HOA. 

Regards, 

Amy Wolin 
Permit Technician 
Planning & Building Department 
City of Woodland Park 
awolin@city-woodlandpark.org 
719-687-5282

ATTACHMENT 4.

mailto:awolin@city-woodlandpark.org
mailto:kschminke@city-woodlandpark.org
mailto:carolandtom@aol.com
https://www.city-woodlandpark.org/
https://www.facebook.com/CityofWoodlandPark
http://instagram.com/cityofwoodlandpark
https://www.linkedin.com/company/city-of-woodland-park-colorado/mycompany/?viewAsMember=true
https://twitter.com/WoodlandPark_CO
https://www.youtube.com/channel/UCeKKRfEM3cKxDB3yz19_eDQ


From: mary hocevar <mary.hocevar@yahoo.com> 
Sent: Wednesday, July 20, 2022 6:02 AM 
To: Karen Schminke <kschminke@city-woodlandpark.org> 
Subject: NOTES for Board of Adjustment 

[EXTERNAL] 

Karen, Please share these thoughts with the Board of Adjustment. 

The proposed EGV "Great Wall of Woodland Park" poses many problems for our 
neighborhood. 

• EGV is zoned MFS limiting the area to 8 units/acre according to
Municode 18.14.  Is that literally 8 units per each acre of the subdivision
OR can the number of units be distributed into any configuration on the
overall property as long as there aren't more than the total of 8 times the
number of acres within the property boundaries?

o Currently 12 units on EGV property.  37 units are proposed.   12 +
37 = 49 total units.

o EGV's 5.5 ac times 8 units per acre equals 44 units allowed in
subdivision per MFS zoning.

o Won't Chip Platz need a zoning variance for the additional 5 units?
• Does the Board of Adjustment consider the "Comprehensive City 10 Year

Plan" when reviewing the mass/size of a proposed building's impact on
the property neighbors and city?

o p18  1.1.5 Respect and preserve adjacent properties' rights.  (Tall
bldgs block views and invade neighbors backyard privacy)

o p19  1.2 Minimize negative impact on neighbors.  (4-story
buildings invade privacy and tranquility [light & noise pollution] of
Cirrus Ct. neighbors as well as block Line of Sight necessary for
Internet/TV reception).

o p35 1.4.1 of Comprehensive Plan speaks to preserving naturally
forested area as much as is feasible.  These oversized bldgs require
redesigning the entire hillside and removing almost ALL the
natural forested area on the entire 5.5 acres.

o p36 1.4.3  Protect night sky, mitigate light pollution.  A 44 ft tall
flat party roof is the antithesis of this.

o p36  1.4.4. Respect noise ordinance.  44ft tall party roof full of
people allows the noise of people and music to travel easily
throughout the valley.

• Internet/TV Line of Sight will be difficult to obtain once these 44ft tall,
very long bldgs are erected.  It will become the Great Wall of Woodland
Park, blocking internet and TV signals.  Some neighbors work from
home.  Internet is indispensable for daily living activities.

• Variance 18.60.020 - Said special conditions and circumstances do not result from
the actions of the applicant.  There is NO NEED for 4-story bldgs.  Chip Platz 4-story
design has created the sole reason for a variance request.

mailto:mary.hocevar@yahoo.com
mailto:kschminke@city-woodlandpark.org


• Variance 18.60.050 - No non-conforming structures shall be considered
grounds for issuance of a variance.  Marc Murphy's previously approved
and buildable PUD did NOT have these issues.

• Variance 18.60.040 - That the granting of the variance will be in harmony with the
general purpose and intent of the comprehensive plan and this will not be injurious to the
neighborhood.  This height variance would absolutely be injurious to
the surrounding neighborhood as well as EGV's existing units as
outlined above.

I implore the Board of Adjustment to understand and consider the adverse 
affects these 44ft tall buildings will have on the surrounding 
neighborhood.  EGV can be developed profitably while maintaining the integrity 
and property values of the surrounding area. 

Respectfully submitted, Mary & Al Hocevar, Owners of 245 Elk Grove Ln. 





City Planning Director/David Burgess 
220 W South Avenue 
Woodland Park, CO  80866 
25 July 2022 
 
Re:  EGV Development Height Variance (VAR2022-06) 
Jeffrey & Jennifer Pitus 
110 Cirrus Court 
Woodland Park, CO  80863 
jennpitus@gmail.com 
719-360-0604 
 
To whom it may concern;  
 
This letter is being submitted as a formal notice and request for a “no” vote to the City Council of the 
Planning Commission’s in response to EGV Development’s height variance.  As residents to the 
community for over six years, we strongly request that the City of Woodland Park reject the variance 
requested.  The following are specific reasons for the appeal: 
 

1. The physical surroundings, topographical conditions will create a hardship to JR Engineering.  
The proposed design will require that the builder: 

a.  removing mature vegetation (will the removal of the Aspens result in the entire grove 
being impacted?  Since they are part of the root system, how do we determine if my 
property will not suffer?), require leveling out the ground and can be quite costly 
depending on grade, and soil conditions.  With the limited space vehicles, equipment, 
and delivery trucks will not have a staging area that will not impact local traffic and 
community living; 

b.  building on a slope will require proper attention to the drainage, for both surface and 
subsurface water, with the slope a pump may be required; 

c. and retaining walls will need to be tanked and drained to prevent water from pooling.  
They will be necessary to stop erosion and flooding to the community;   

2. The petition for the variance would not be applicable to the same zoning district.  The proposed 
design is not in alignment with the original townhouse plans; 

3. The proposed variance is based exclusively upon the desire to make more money out of the 
property;   

4. The proposed variance will: 
a. Impair an adequate supply of light to the adjacent townhomes; 
b. Substantially increase the hazard from fire.  Accessibility of emergency vehicles will need 

to evaluate.  With the design plans, it does not look like they will have any place to turn.  
Evacuating 80 plus people during an emergency will create a huge issue.  Any 
homeowners above that roadway will not be able to leave the area due to congestion.  
Flooding (drainage)to EGV and adjacent properties; 

c. Diminish or impair property values within the neighborhood; 
d. Unduly increase traffic congestion in the public streets and highway.  Trull road is not 

wide enough for increased traffic and accessing Hwy 24 is already a nightmare.  Adding 
more cars will only make this worse for all; 

e. Create a nuisance in the neighborhood, light and noise pollution; 

mailto:jennpitus@gmail.com


f. Neighboring community will see a reduction in water pressure for the established 
residences;  

g. Natural views will partially or totally be obstructed by neighboring properties; now solar 
panels, elevator shafts, parking garage, and party terraces will replace the natural 
vegetation; 

h. Block internet signals that are required for security systems and connectivity for work 
from home employees; 

i. Result in an increase in public expenditures (road maintenance, increase in public safety 
officials hiring); 

I thank you for taking the time to review our reasoning for variance appeal.  If you have any questions, 
please feel free to contact us. 

 
Respectfully, 

 
 
 
 
Jeffrey & Jennifer Pitus 

















RECEIVED 
by Will Charles via email:

8/1/2022
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