The Buena Vista Planning & Zoning Commission
November 16, 2022 at 7:00 PM
Commission Members and Staff will meet at the Community Center.
The public is encouraged to join the meeting virtually via Zoom.

The public can join the meeting using the Zoom information below. To
participate in Public Comment and/or Public Hearings you may connect
to the video conference.
Conferencing Access Information:

https://us02web.zoom.us/j/85826686080

Listen via phone at 1-720-707-2699

Meeting ID: 858 2668 6080 Passcode: BuenaVista

AGENDA
REGULAR MEETING OF THE PLANNING & ZONING COMMISSION
I.

Call to Order

II.

Pledge of Allegiance

III.

Roll Call

IV.

Agenda Adoption
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Approval of Minutes – October 19th, 2022

VI.

Public Comment

VII.

New Business
1. Joint Sketch Plan Session with Board of Trustees – The
Homestead Major Subdivision

VIII.
IX.

Staff/Commission Interaction
Adjournment

Minutes of the Regular Meeting of the
Buena Vista Planning and Zoning Commission
November 2nd, 2022

CALL TO ORDER
A meeting of the Planning and Zoning Commission was called to order at 6:58 pm, Wednesday, November 2nd,
2022, at the Community Center by Chair Preston Larimer. Also present were, Commissioners Tom Brown, Blake
Bennetts, Tony LaGreca, Craig Brown, and Thomas Doumas.
Staff Present: Planning Technician Chase McCutcheon and Planning Director Joseph Teipel
PLEDGE OF ALLEGIANCE
Commissioner Larimer led in the Pledge of Allegiance.
ROLL CALL
McCutcheon proceeded with the roll call and declared a quorum.
AGENDA ADOPTION
Commissioner Larimer motioned for approval of the agenda. Commissioner Tom Brown motioned to adopt the
agenda as presented, Motion #1 seconded by Commissioner Craig Brown. Motion carried.
APPROVAL OF MINUTES
Commissioner Craig Brown motioned to approve meeting minutes from October 19th as amended. Commissioner
Bennetts seconded. Motion #2 was unanimously approved.
PUBLIC COMMENT
Public comment was opened at 7:01 pm. With no public comments, public comment was closed at 7:01 pm.
NEW BUSINESS
The primary agenda item was a public hearing for the South Main PUD. Teipel turned the meeting over to
applicant Jed Selby of South Main.
Selby gave a history of the South Main PUD. There are two distinct approvals. The first is a PUD amendment.
The second is a new Development Agreement. Teipel stressed that this commission meeting is to focus on the
PUD amendment. With the being updated after the creation of South Main, the PUD amendment needs to be
updated to conform with the UDC. The proposed regulating plan update moves the west boundary to better
align with existing lots outside of the PUD, resulting in lots only being in a single zone. This also provides a
connection to Gold Street as well as updates sections of Swift Street to be pedestrian only. Teipel noted that
neither Chaffee fire nor the Buena Vista Police Department had concerns with this proposal.
Another proposed change is to update the drainage facility’s location, as well as re-align a large portion of the
southwest corner to accommodate mixed-use housing. It also includes a deed-restricted section for affordable
housing. Teipel referenced Section 16.04.2.5.c of the UDC for the Commission to consider when questioning
any portion of the updated PUD agreement.

Teipel opened the meeting for public comment.
Jeff Baird, 800 South Main Street, stated that their alley is being turned into a street. Relatively often, a
construction trailer is blocking the alley at this point in time, and short-term renters and concert goers are already
parking on his lot. Baird doesn’t know how this is going to work and does not like the proposed change. Baird
also stated that Buzz Boulevard has been torn up as well, and there is no way to get home at times. The proposed
point for drivers to turn left or right will confuse people.
Jon Schmidt (via zoom), 804 South Main Street, stated that his concern is with the mobility out of the
neighborhood. The alley is not a two-way street and should not become a major street.
Mark Doering (via zoom), 539 Arizona Street, commented that in the new proposal, it looks as though the open
space is disappearing, and that more housing is showing up in the southwest section of South Main, and requests
that the commission requires South Main to maintain open space that was designated as such for the last 17
years.
Selby stated that there is a rule that every lot must have an address on a street, which is why the alleys are being
changed to streets in name only. He also noted that from the very beginning of South Main, Swift Street was
planned to be a pedestrian street. The roads in question are 24 feet wide, which is the code standard for two
direction traffic. One of the components of South Main Phase 3 is that South Main will build several parking lots
to address the parking dilemma. Regarding the removal of open space, Selby stated that South Main still meets
the minimum requirement for open space. The open space that is being replaced is being replaced with workforce
housing. The housing is also intended to screen less attractive buildings in town over by Collegiate Commons.
Schmidt ask if the previously mentioned 24-foot measurement is the paved surface on the roads. Selby
responded that the paved area is 20 feet wide, which meets requirements for two-way traffic.
Public comment closed at 8:00 pm.
Commissioner Larimer noted that he is concerned about the increased traffic use of alley areas, because there
are garages that open in to a zero setback. He then asked if there is a way to limit the traffic that is going onto
Swift Street and suggested that the traffic coming out of the parking lot be directed towards Eddyline’s location.
Commissioner Larimer’s second comment was to follow up on Doering’s comment about open space.
Commissioner Larimer stated that it is frustrating to be an owner that bought property thinking that it was going
to be one thing finds out that it becomes something else and ended his statement by commending South Main
for working with the Town of Buena Vista while updating the PUD amendment.
Commissioner Larimer asked how Selby sees the Collegiate Commons Apartment’s entrance developing with
buildings up being built all the way to the border regarding the aesthetic flow from one development to another.
Selby responded that he believes nice buildings create nice space. Selby views the open space in question as
being low quality in comparison. Selby believes the building will help create a better visual screen.
Commissioner Craig Brown asked how South Main intends to handle parking for major events. Selby answered
that once the neighborhood’s built out, there will be five parking lots. South Main is going to require anyone with
a lot 25 ft or longer to create their own off-street parking. Commissioner Larimer asked about the parking lot
behind the South Maine square, and how that is going to be handled. Selby stated that there will be rules for that
lot. Commissioner Larimer asked if Selby sees where comments are coming from regarding renaming alleys as
streets. Selby said that changing the name will not change the function and stated that certain buildings could be
shifted a few feet to make room for more maneuverability.
Commissioner Bennetts stated that the majority of times he drives down Swift Street, people are parked on both
sides. Selby stated that signage will be added to mitigate this issue. Selby stated that entire dirt area south of

bike shop will be developed as a part of Phase 3. Commissioner Bennetts also noted that the proposed changes
to the southeast corner are some of the best improvements in the proposed PUD Amendment, creating access
to areas flow through into and out of the PUD. Commissioner Craig Brown stated that in some of the drawings
there is a bridge planned off of Front Loop near the South Main square. Selby confirmed that a bridge is planned.
Larimer asked if the bridge land in BLM (Bureau of Land Management) land, and Selby confirmed that it is, and
that he envisions a suspension bridge like that in Needleton, Colorado.
Commissioner Tom Brown stated that the increased population in South Main will need to have transit considered
and suggests that South Main develops a 5-10 year plan for transportation, and start developing strategies
regarding transportation and bike racks for special events. Commissioner Bennetts seconded the transit
considerations and suggested that with special event advertisements, South Main posts where parking is located.
Commissioner Larimer and Commissioner Bennetts confirmed that the east side of the proposed bridge will end
up in the State of Colorado Division of Wildlife’s land.
Commissioner Bennetts noted that there is the issue of creating a solution that allows access for residents to
their off-street but restricting the public from blocking residential parking. One-way streets and alleys may be an
option so long as they do not restrict residents from accessing their homes. J.J. Kinsfather with South Main
addressed the alley issue. He stressed that the blueprints are linework from the original blueprints. Swift Street
was always intended for pedestrian use only. It has never been intended for cars to travel both ways. South Main
is not proposing any physical changes to the existing streets. Regarding the garage access issues, signage is a
great way to address the issue.
Teipel noted that it is not traditional to have applicants make commitments to the public during commission
hearings. Commissioner Larimer asked for any other areas of concern from the Commissioners. Commissioner
LeGreca requested that minutes be brought up from previous conversations regarding developments for the
Commissioners to reference in future Planning and Zoning meetings.
Commissioner Bennetts motioned to approve the amendments to the South Main PUD as presented in the
packet. Motion #3 was seconded by Commissioner Craig Brown.
STAFF / COMMISSION INTERACTION
Teipel noted that the November 16th meeting will be a joint meeting to discuss the Homestead Major Subdivision
Sketch Plan. Teipel added that there will be a commission meeting on December 7th regarding the Town’s water
policy. The Board of Trustees will then meet on the following Tuesday (December 13th) to discuss the adaptation
of the water policy, and Planning and Zoning commissioners are welcome to attend.
ADJOURNMENT
There being no further business, Commissioner Blake Bennetts motioned to adjourn the meeting at 9:11 p.m.
Commissioner Tom Brown seconded. Motion #4 was unanimously approved.
Respectfully submitted:

Preston Larimer, Chair

Chase McCutcheon, Planning Technician

The Buena Vista Planning & Zoning Commission
December 7, 2022 at 7:00 PM
Commission Members and Staff will meet at the Community Center.
The public is encouraged to join the meeting virtually via Zoom.

The public can join the meeting using the Zoom information below. To
participate in Public Comment and/or Public Hearings you may connect
to the video conference.
Conferencing Access Information:

https://us02web.zoom.us/j/85826686080

Listen via phone at 1-720-707-2699

Meeting ID: 858 2668 6080 Passcode: BuenaVista
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DATE:

November 8, 2022

TO:

Mayor, Board of Trustees, Planning & Zoning Commissioners

FROM:

Joseph Teipel, Planning Director

RE:

The Homestead Sketch Plan

Request
The development team led by Brandon Sockwell desires to present a sketch plan for the Homestead
development – approximately 22 acres of platted and unplatted, but entirely vacant, land South of
Marquette Street Southeast of the middle/high school campus. Feedback from the Planning & Zoning
Commission and Board of Trustees is needed to direct further refinement of the development. No
decisions or approvals are required.
Sketch Plan - Purpose
Section 16.06.6.2 requires that any proposed subdivision which does not qualify as a minor subdivision
commence with a sketch plan. The purpose of the sketch plan is to allow staff, advisory boards, the
Planning & Zoning Commission (P&Z), and the Board of Trustees a chance to provide feedback to the
applicants before a large amount of design and engineering time and money is invested in the project.
Attachments
Demonstration SFE water dashboard
Sketch plan packet from applicant
Applicant-provided traffic study memo
Staff comments to applicant
Staff Summary of The Homestead
The development team, led by Brandon Sockwell, herein referred to as the Developer, proposes
replatting and developing the entire area known as the Homestead (23 lots + ≈19 acres of unplatted
land currently zoned Low-Density Residential – R-1).
The Developer proposes building up to 210 new housing units comprised in the sketch plan of 120
apartments, 40 townhomes or rowhomes, and 50 single family homes. The Developer is anticipating
and showing in this sketch plan applying to rezone the entire property. A portion would be requested
to be R-1.5 Small Lot Single-Family Residential, with the center of the property requested to be R-3
High Density Residential.
According to calculations from our Unified Development Code (16.05.5.3.1.B), as well as from the State
Demographer’s office, the number of 2.2 people per household can be utilized to gain an approximate
understanding of the potential population of The Homestead at full build out being up to 440 folks.

This would represent an approximate 15% growth in the population of the Town. The Developer
expects build-out to take 5-7 years.
Zoning Context

History & Background & Ownership
This property has long been vacant – sitting between two single family neighborhoods. Midland
Meadows neighborhood to the East was platted and built in stages dating back as far as 1976 and as
recently as 2002. The Collegiate Heights subdivision to the West of the property was annexed in the
late 50s and platted in the mid-60s. Both neighborhoods contain predominantly single-story single
family homes with Collegiate Heights having alley access for all the homes but Midland Meadows
having no alleys at all.
The ownership of the property is held by Homestead BV LLC, managed and owned by Mitch Yellen. The
property was acquired by Mr. Yellen in December of 2020. While there are currently 23 lots platted
along the Western edge of the property, there are two significant sewer mains on the property which
have easements associated with them and would make building on two of the platted lots impractical,
therefore necessitating changes to the current platting. In addition, these sewer lines offer logical
locations for rights of way and are the basis for the road configuration in the attached sketch plan.
Sketch Plan - Process
Section 16.06.6.6.2 details the review procedures for sketch plans. They are summarized here below as
they have occurred for The Homestead.
1. The Developer requested and held numerous pre-application meetings with Town planning
staff on June 27th, August 2nd, and September 16th, 2022.

2. The Developer submitted a formal sketch plan application form, paid the required fee ($1,000),
and submitted a draft sketch plan for review on October 3rd, 2022.
3. Planning staff coordinated a thorough and inter-departmental staff review of the draft
submission. This included:
a. Attending, presenting, and hearing comments from the Recreation Advisory Board, on
October 19th;
b. Facilitated an inter-departmental work session focused on the proposed development
on October 18th. In attendance were Police Chief Dean Morgan, Special Project Manager
Joel Benson, Treasurer Phillip Puckett, Town Administrator Lisa Parnell-Rowe, Planner II
Doug Tart, Planning Director Joseph Teipel, Planning Technician Chase McCutcheon,
Recreation Special Project Manager Earl Richmond, and Recreation Supervisor Shane
Basford.
4. Comments and outcomes from these various reviews are summarized in the attached staff
comment letter sent to the applicant on October 21st, 2022.
5. The applicant provided the attached packet as a resubmission.
6. At the joint meeting of the Planning Commission and the Board of Trustees, the commissioners
and Trustees shall provide feedback and direction to the applicant based on the following
criteria.
Sketch Plan - Criteria
The attached sketch plan demonstrates compliance with the criteria (16.06.6.2.C.5.b) in the code as
summarized here below. No decision or approval is required, however, feedback, suggestions,
questions and concerns are requested and will inform the design and entitlements moving forward.
i. Complies with applicable use, density, development, and design standards of this UDC;
The sketch plan proposes re-platting and rezoning subject land parcels in multiple phases. Assuming
the proposed zoning for each block is granted, the proposed sketch plan meets the use, density, and
other standards of the UDC. More detailed compliance will be demonstrated in the preliminary plat
stage of approvals for each phase.
ii. Provides lots, roads, driveways, utilities, drainage facilities, and other services are designed to
minimize the amount of land disturbance, maximize connectivity, maximize the amount of open space,
and preserve sensitive areas;
The majority of the proposed lots have both street frontage and alley access in the rear. A small
number of the proposed single family dwellings (in the Northwest, Southwest, and Northeast corners)
propose only alley access while fronting onto common green space, much like various locations in The
Farm.
The attached site plan demonstrates a connected neighborhood with three full access points to
surrounding street grids, and two proposed street stubs to allow for future connections to the South.
Staff supports this general layout as proposed because it addresses the existing sewer main layout as
well as provides for open space and connectivity to adjacent neighborhoods.
Adequate open space has been provided in the sketch plan – see item v. below.
A master drainage and storm water facilities plan will need to be designed, engineered, and approved
by the Town prior to recording of a Final Plat. The applicant does show the general area where storm

water detention is proposed (North end of the development), which is generally located at the lowest
existing elevation and is shown to be constructed in Phase I.
iii. Provides adequate mitigation to areas in natural hazard areas and that proposed uses of these areas
are compatible with such conditions;
The properties in question do not fall within natural hazard areas and lay well outside floodplain and
floodways.
iv. Provides evidence of public water and sewer system connections;
A preliminary infrastructure plan has been supplied on page 11 of the applicant’s sketch plan packet.
This conceptual layout has not been reviewed nor approved by Town staff nor Buena Vista Sanitation
District. Further refinement of the proposed infrastructure will be led by detailed engineering, water
modeling, fire flow requirements, and many other considerations like separation distances between
water and sewer mains. The submitted plan does demonstrate looped water mains, which would be a
basic requirement of the Town.
v. Provides open space in accordance with Town requirements;
Section 5.3.1 of the Unified Development Code dictates terms of open space/park land dedication and
fee-in-lieu. Using the calculations detailed in 5.3.1.B.1, the development as presented in the sketch
plan would require a minimum of 76,824 sq ft (1.76 acres, or 366 sq ft per unit) of park space land
dedication (210 units x 2.2 people = 440 people = .440 multiplier of the required 4 acres per 1,000
people). The sketch plan proposes building 183,827 square feet, or 4.21 acres of open and common
green space. While this number is more than double the required amount of open space, it should be
noted that approximately 1.25 acres of this is proposed as storm water detention area. In addition, a
total of almost 1-acre is proposed to be comprised of four different common greens that would remain
in private (HOA) ownership and maintenance.
vi. Provides a clear assumption of responsibility for maintaining roads, open spaces, and other public
and common facilities in the subdivision; and
Detailing ownership and maintenance of the common facilities and public improvements in the
development will be a part of the preliminary plat process for each phase. In concept, the Town and
Developer have discussed and agreed that the Developer will be responsible for constructing 100% of
the common and public facilities in the neighborhood, with Town accepting ownership and
maintenance of the rights of way, storm water retention space, and the Central Park on Brady Road.
vii. If applicable, provides a rational phasing plan for phased development as it relates to infrastructure
capacity.
The Developer has proposed to phase development over three phases as shown on page 12 of their
site plan packet. Figure 1 below shows the estimated number of units shown in each phase, along with
estimated SFEs (Single Family Equivalents) of water.

Figure 1 - Phase unit counts with staff-added SFE calculations.

Water
Staff has utilized the pilot spreadsheet tool created by Wright Water Engineers to calculate an
approximate number of SFEs (Single Family Equivalents) that, at full development, The Homestead
would consume. The residential units being proposed are very straightforward to calculate and
account for 147 total projected SFEs.
The same spreadsheet was used to estimate the number of SFEs required for the proposed open
space. The applicant delineated between irrigated turf and other types of open space. Calculating the
irrigated turf area only, this would result in an additional 5.4 SFEs.
While the total number of SFEs projected for use by The Homestead accounts for an alarming 54% of
our ‘available’ water, there are three important notes to consider that may help frame this number.
1. The ‘available’ water as reported on a monthly basis using the attached water dashboard does
not count the set-asides established by the Board for a reserve (26 SFEs), Carbonate Street (55
SFEs), In-fill development (103 SFEs at the time of this writing), or water already obligated to
existing subdivisions (The Farm Phase II, Sunset Vista IV, Tri-View, South Main Phase II).
2. Water is dedicated to development only at the Final Plat stage. Therefore, no water for The
Homestead will be dedicated or obligated until they have completed all the public process,
engineering, and other requirements of the Preliminary and Final Plat stages outlined below. If
their Phase I aligns with the sketch plan, their Phase I would only dedicate approximately 32
SFEs.
3. Based on policy discussions with the Board it is unknown whether The Homestead would use
water from the existing system (e.g. the 280 available SFEs), or if they would use augmented

water from the Upper Arkansas Water Conservancy District, or some mix of the two. This will
be determined through the preliminary and final plat processes of their first phase application.
Unknowns & Considerations
As is appropriate for this stage of any development, there are many questions and considerations
which are unknown. Staff shares this list not as an exhaustive list, but more as a demonstration of
some key questions and considerations which will need to be addressed as this development moves
forward into Preliminary and Final Plats for Phase I.
•

•

•

Water infrastructure – while this was mentioned briefly above, significant engineering and
master planning need to occur to adequately size and layout the water infrastructure. There
may be the need for water infrastructure to connect or loop to existing mains beyond the
physical boundaries of any given phase.
Residential vs commercial – some staff feedback and discussion centered on what the
appropriate mix of residential versus commercial development is. On the one hand, Town
desperately needs more housing of all kinds to house the employees needed for current
businesses. Yet increasing the year-round population by 15% without meaningful investment in
new retail, commercial, and ‘service’ for that population could increase the strain already felt
by current local businesses.
Traffic – the Developer has already hired a traffic engineer and met with Town staff to discuss
conceptual approaches and implications of the development primarily on Marquette Street,
and the intersection of Baylor Drive and Highway 24. The applicant’s traffic engineer has
submitted a memo outlining their anticipated approach and study area to the Homestead
development.

Look Ahead – Required Applications and Actions
Action or Process
Public Input & Decision
Preliminary Plat – Phase I
Applicant prepares and submits preliminary plat documents
demonstrating the layout of lots and rights of way.
Public hearing required before the Planning & Zoning Commission
for recommendation.
Public hearing required before the Board of Trustees to approve,
approve with conditions, or deny.

Rezoning Phase I property

Preliminary plat approvals are good for three years unless extended
by the Board.
(can be considered simultaneous with Preliminary or Final Plat)
Applicant prepares and submits an application specifying specific
descriptions of land they desire to rezone along with rationale.
Public hearing required before the Planning & Zoning Commission
for recommendation.

Final Plat – Phase I

Public hearing required before the Board of Trustees to approve,
approve with conditions, or deny.
(can be simultaneous with Preliminary Plat)
Applicant prepares and submits final plat documents AND full
construction documents for all public improvements and
infrastructure for the related phase.

Public Improvements
Agreement (PIA) – Phase I

Town Administrator to review and decide when appropriate.
Board reviews and approves in any public meeting (usually via
consent agenda).
Developer provides financial surety in the form of an irrevocable
line of credit or cash escrow for 115% of the approved cost
estimate for the public improvements.

Site Plan Reviews & Special
Use Permits

PIA is recorded against the properties along with the Final Plat.
(If desired, either of these processes could occur simultaneously
with preliminary or final plat.)
Should the Developer desire to develop any multi-family building (3
or more units on a single property), they will be required to submit
a Site Plan for formal review under section 16.06.5 of the UDC. Site
Plans of 9 units or less can be administratively reviewed and
approved, while Site Plans of 10 or more units (or 10,000 sq ft or
more of commercial space) would require a public hearing before
the Planning & Zoning Commission for approval.

Town of Buena Vista Water & Development Dashboard
Last Updated: 10/20/22 by Joseph Teipel
Current 'Usable' Water Rights
2511

In-Use & Dedicated Water
2231

'Available' Water
280

NOTE - unless otherwise labeled, all numbers on this dashboard are in "SFEs" or Single-Family Equivalents. The Town of
Buena Vista defines one single-family equivalent (SFE) of water as a single family home served by a 3/4" tap with 1200 sq ft of
irrigated grass. Single-family attached dwelling units are considered .8 SFE each, and apartments are considered .6 SFE each
recognizing the higher unit count per area of irrigated landscaping.
Starting Balance

In-use

2

Obligated3
Dedicated
1% Reserve
Carbonate Street
In-fill4
Subdivisions Paid

YTD Change

Current Balance

(number)

% of total

(number)

% of total

(number)

% of total

1888

75%

48.1

2%

1936.1

77%

104

4%

-8

0%

96.2

4%

226

9%

-27.5

-1%

198.5

8%

26
55
125
20

1%
2%
5%
1%

0.0
0.0
-21.5
-6.0

0%
0%
-1%
0%

26.0
55.0
103.5
14.0

1%
2%
4%
1%

Current Project Impact (if applicable):

The Homestead

Total SFEs5:

152.4

This SFE number does not include an allowance for irrigated open space as the amount of potential
irrated common/open space is not known at this time.

% of Available:

54%

If fully developed, number of SFEs remaining:

128

Other Current Notes & Considerations

An important note is that there is currently estimated to be 1762 or so SFEs of 'potentially developable' land within the Town
boundaries. Town IS NOT legally obligated to provide water to any new development, however it is crucial to understand this
1762 ballpark number in relation to the "Available" SFEs currently on-hand.
1 Estimate based on historical trends & known projects
2 "Current In-Use" refers to SFEs that have been issued either a building permit or a Certificate of Occupancy
3 "Obligated" represents the SFEs that Town was committed to providing prior to the implementation of the water rights dedication fee
4 In-fill dedications are reserved for development between Tabor St and South Main's western edge, and between Williams & Carbonate
5 This number of SFEs is only dedicating one SFE per lot that is established - if additional units are proposed in the future, those units

would need pay additional water dedication fee-in-lieu

FINAL SKETCH PLAN SUBMITTAL
prepared by

Pel-Ona Architects & Urbanists
in collaboration with Marcin Civil Engineering
November 7, 2022

PROJECT OVERVIEW

The Homestead Neighborhood
f i n a l s k e t c h p l a n s u b m i tt a l

BUENA VISTA, CO
November 7, 2022

Mission Statement
The Homestead team will design and build a connected neighborhood that meets The Town of Buena Vista’s goal of achieving density through Infill Development and provides housing options that align
with the needs of the town as outlined in the BV Comprehensive Plan and CHA Report.

Zoning, Product Variety, and Supply
The Homestead will address the long-term housing needs of Buena Vista through strategic rezoning and subdivision, providing a variety of housing options, and construction of rentable apartment units.
In accordance with Chapter 4 of the BV Comprehensive Plan, we have elected to pursue R-1.5 Zoning for a significant portion of our subdivision. This will result in increased density, affordability, open
space and a significant land dedication to the Town of Buena Vista. Lot depth and alley access will allow for construction of ADU’s, potentially increasing housing options and the number of rental units
while providing homeowners with an additional source of income to offset the cost of home ownership.
For the remaining acreage we will pursue R-3 Zoning - allowing for a variety of housing options including attached homes, multifamily ‘plexes’, and apartments with unit types that fit the needs of the
community.

Neighborhood & Community Engagement
To better understand the housing landscape, we’ve had initial discussions with the Chaffee Housing Authority and the Chaffee Housing Trust. We look forward to continuing these conversations
throughout the development process.
Additionally, we’ve coordinated discussions with Mountain Heights Baptist Church (MHBC), Habitat for Humanity, and Fading West to discuss connectivity and help plan the development of Affordable
Housing on the MHBC parcel. Specifically, we’re hoping to coordinate construction of key infrastructure on the MHBC parcel during The Homestead development process, greatly expediting their project
timeline.
In the interest of connectivity, we’ve planned for access to the parcel to the south currently owned by Colorado Parks & Wildlife in anticipation of potential future development.

Infrastructure
One of the main benefits of Infill Development is proximity to existing infrastructure which decreases the risk associated with site development and horizontal construction. We have received ‘Will Serve’
letters from Atmos Energy, Sangre De Cristo Electric, Colorado Central Telecom, and BV Sanitation.
We understand that water planning is critical and are open to a hybrid approach utilizing available SFE’s and potentially UAWCD augmentation if available.
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The Homestead Neighborhood

HOUSING OVERVIEW

BUENA VISTA, CO
November 7, 2022

f i n a l s k e t c h p l a n s u b m i tt a l

Current Housing Landscape
The Chaffee Housing Authority Housing Needs Assessment and Production Goals Report (CHA
Report) outlines a disparity between current housing availability and the demographics of Buena
Vista (BV). The majority home type is single family house with 3 or more bedrooms despite 72% of
households requiring 1 and 2-bedroom units (as shown in the tables below).

Buena Vista Home Type Breakdown

APARTMENT

Single Family House
3 Bedroom or Greater
Multiplexes (2-4)
Multifamily (5+)

Buena Vista Household Breakdown

84%
62%
<5%
12%

Living Alone
Family Household w/out Children
Family Household w/ Children
Non-Family Household (roommates)

27%
39%
28%
7%

DUPLEX

According to the CHA Report there are 205 rental units needed today and 645 needed through 2027
(for Chaffee County). A limited supply (vacancy less than 5% in Chaffee County) and a unit type that
skews larger than is required by most renters has led to disproportionate increases in rental rates.

TOWNHOUSE

Buena Vista Rentals - April & May 2022

Rentals Listed
Median Monthly Rent
Median # of Bedrooms

Chaffee County Need by Type

12
$2,020
3

Studio/1 Bedroom
2 Bedroom
3+ Bedroom

53%
36%
12%

Key Takeaways
• Current housing options do not meet the needs of many BV households
• A more diverse unit mix is required to lower the barrier to home ownership and properly
serve the community
• Additional rental units and unit types are required to meet the needs of the community
GREEN COURT

SINGLE FAMILY
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The Homestead Neighborhood

CONTEXT

BUENA VISTA, CO
November 7, 2022
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Note: Existing aerial photography available via Google does not reflect the extent of new construction at The Farm
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EXISTING CONDITIONS

BUENA VISTA, CO
November 7, 2022
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Existing Millie Crymble Park
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Existing sanitary sewer easement dictates the
location of a north-south right-of-way.
BRADY DR
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M
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AR

Existing alley allows for new homes to have garages
accessed from the rear and front along Columbia
Drive (not constructed).
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Brady Rd will extend along the existing sanitary
sewer easement for east-west connectivity.

US

Platted access onto Railroad Street from DePaul
Avenue (not constructed).
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Mountain Heights Baptist Church is currently
working with Habitat for Humanity to add residential
units and a parsonage.
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An existing trail is located at the north edge of
The Farm by Fading West to create pedestrian
connections to the larger trail network.
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Note: Existing aerial photography available
via Google does not reflect the extent of new
construction at The Farm and new shared access
between Mountain Heights Baptist Church and Heart
of the Rockies Regional Medical Center.
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The Homestead Neighborhood

ANNOTATED SITE PLAN

BUENA VISTA, CO
November 7, 2022
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Homes face onto the existing Millie Crymble Park
which is shown to expand and extend to the east to
the new proposed ROW.

Traffic calming improvements such as on-street
parking, street trees, and curb bulb-outs on
Marquette Avenue (pending traffic study) and
throughout the neighborhood.

Existing alleys are used to serve homes along the
eastern and western edges of the property.

A large park with a retention pond at the existing
low point on the site is surrounded by homes that
activate the space with front porches creating a
pleasant entrance to the neighborhood.
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Higher density housing is sited at the center of the
proposed neighborhood. This location gives the
greatest number of residents proximal access to the
community parks while discreetly fitting into the
context of neighboring single family homes.

RN

DR
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Detached garages on R-3 lots shall have lower
building height than the primary structure on the
lots. This provides a reduced mass and scale along
the edges of the Homestead Neighborhood.
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A large park is centrally located and accessible to the
greater community with abundant on-street parking
for both residents and the greater community. Onstreet parking also provides critical traffic calming
without reducing recreational space for off-street
parking lots.

TRENTON ST

BA

Green courts are open to all community members.
They provide common outdoor spaces where homes
front onto the greens and residents can share in
outdoor activities.

SURREY ST

YL

OR

D

Single family, townhome and apartment building
types offer a range of housing options and are
sited to respond to the existing context through a
gradation in scale from the edges to the center.

BRADY DR

AR

DR

TM

Parking for apartment buildings is concealed at the
center of the block.

Access to Brady Road connects The Homestead
Neighborhood to the adjacent community. The
natural extension of this road aligns with existing
utilities and terminates on a green court. The
T-shaped intersection to the west discourages pass
through traffic.

HW
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S
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A street stub shall be constructed to provide future
connectivity across the neighboring property to
the south. This potential road is located to create
meaningful, developable parcels at Railroad St.
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A street stub at the southeast connects the
Homestead Neighborhood to The Farm. This
potential road also gives opportunity to develop
additional housing on the Mountain Heights Baptist
Church site.

Scale: 1” = 300’
75’

Unit
Count1

LEGEND

Parking
Provided
per DU

Off
Street
Parking

R-3

Apartment

R-3

Townhouse

40

13

60

R-1

Single Family

50

2

117

On Street

277

1202 1.5

Site Boundary
TOTAL

210

180

615

WEATHERVA NE LN

150’

0

300’

The unit count and distribution across building types in this table reflect a potential build-out as shown in this
illustrative plan.
2
The apartment unit count is driven by the amount of parking required (1.5 spaces per unit) which encourages
the creation of larger apartment units. The Illustrative Plan demonstrates 1.5 spaces per unit.
3
The townhouse unit size is driven by the parking required (1.5 spaces per unit). Townhouse parking is limited
by lot width and encourages the creation of larger townhouse lots and discourages narrow, more affordable
lots. The Illustrative Plan demonstrates a mix of townhouse lot types with deeper lots with tandem parking to
achieve 2 spaces per unit and shallower lots with 1 space per unit.
1
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Note: This annotated site plan shows building
footprints for illustrative purposes. The footprints
reflect prototypical buildings on lots to demonstrate
a potential build-out of the Homestead
Neighborhood.
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BUENA VISTA, CO
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The R-3 Zoning will allow for a
variety of housing options including
multifamily ‘plexes’, and construction
of apartments with unit types
that better fit the needs of the
community as identified in the CHA
Report. The new zoning will result
in approximately 80 more units that
respond to market demands.

LEGEND

Official Town of Buena Vista Zoning
THE Map
HOMESTEAD
Ma

The current zoning is R-1 which would
allow for less than 100 single family
lots across the entire site. This plan
proposes a rezoning to R-1.5 and
R-3 which will increase open space,
affordability, and housing options in
the Town of Buena Vista.

Ba

ZONING PLAN

300’

R-3 High Density Residential
R-2 General Density Residential
R-1.5 Small Lot Single Family Residential
R-1 Low Density Residential
OSR Open Space/Recreation
Town Limits
Site Boundary
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Del Sol L

AFFORDABLE HOUSING LOT DEDICATION

The Homestead Neighborhood
f i n a l s k e t c h p l a n s u b m i tt a l

R-1 LOT LAYOUT
34 - R-1 LOTS

R-1.5 LOT LAYOUT
50 - R-1.5 LOTS

THIS INDICATES THAT 34 - R-1 LOTS WOULD FIT IN THE AREA
PROPOSED FOR REZONING, NOT INCLUDING THE R-3 AREA

THIS INDICATES THAT 50- R-1.5 LOTS WOULD FIT IN THE AREA
PROPOSED FOR REZONING, NOT INCLUDING THE R-3 AREA

BUENA VISTA, CO
November 7, 2022

50 R-1.5 LOTS - 34 R-1 LOTS = 16 X 0.3 = 4.8
5 LOTS TO BE DEDICATED

LEGEND
R-3 High Density Residential
R-1.5 Small Lot Single Family Residential
R-1 Low Density Residential
OSR Open Space/Recreation
Site Boundary

BENEFITS OF REZONING TO R-1.5
• Rezoning from R-1 to R-1.5 results in smaller single family lots, decreasing land cost and increasing affordability
• Through strategic rezoning The Homestead will donate 5 build ready Single Family lots to the town of BV
• Smaller lot size results in 16 additional single-family lots, increasing supply
• Active front yards without garages and concentrated parking to the rear of lots abutting alleys creating a more
walkable neighborhood
P
E
L
a rc hitec ts

Ronnie Pelusio, aia, leed ap

•
O
N
A
a nd ur b a nists
•

Korkut Onaran, ph.d., cnu ap

4 6 9 6 B R O A D WA Y , B O U L D E R , C O 8 0 3 0 4 / 3 0 3 . 4 4 3 . 7 8 7 6 / W W W . P E L - O N A . C O M

Page 7

The Homestead Neighborhood

BUILDING HEIGHT

f i n a l s k e t c h p l a n s u b m i tt a l

BUENA VISTA, CO
November 7, 2022

Single family, townhome and
apartment building types respond
to the existing context through a
gradation in scale from the edges to
the center. The illustrative plan sites
similar building types adjacent to
these edge conditions. Townhomes
provide a transition in scale from
single family homes to apartments.
Existing R-1 single family
neighborhoods to the west and
east have 30-ft maximum height
limits for primary structures and
25-ft maximum height limits for
accessory structures. The proposed
rezoning places R-1.5 lots, with the
same height limitations as R-1, at
the edges of the site. The proposed
R-3 apartment lots are sited at the
center of the site and allow for
35-ft maximum height limits for
primary structures. Where the rear
of R-3 townhome lots abut adjacent
neighbors, additional covenants have
been proposed to limit accessory
building heights to match R-1 zoning
height limitations.
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Scale: 1” = 300’
150’
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300’

LEGEND
R-2/3 Primary Structure

35 Ft Max. Height

R-3 Accessory Structure

25 Ft Max. Height1

R-1/1.5 Primary Structure

30 Ft Max. Height

R-1/1.5 Accessory Structure

25 Ft Max. Height

Site Boundary

Zoning code allows for up to 30-ft accessory structure on R-3 lots. Homestead
Neighborhood covenants will reduce accessory structure heights to 25-ft.
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The Homestead Neighborhood

PARKS & LANDSCAPE PLAN
The park plan consists of the expansion of
Millie Crymble Park, two larger parks and
four small parks (also referred to as Green
Courts). The northern large park (1.25
acres) will be programmed for storm water
retention as the overall site slopes down
toward Marquette Avenue. The southern
large park (1.76 acres) will be donated to
the Town and serve the larger community.
The western side is arrayed with small
parks and green courts. The proposed
multi-modal sidewalk network connects the
existing Millie Crymble Park to the existing
multi-use path and parks at The Farm.

BUENA VISTA, CO
November 7, 2022
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Green court homes face onto common
outdoor space with their front doors
and porches. An alley system at the rear
provides parking, trash collection, and
first responder access. Block depths are
sized to fire hose length requirements.
These green courts add to the diversity of
outdoor spaces, foster community, and aid
in focusing irrigation and landscaping needs
to common areas where they can be used
by the whole community. Green courts are
owned and managed by the HOA.
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The largest park is illustrated to show
a mix of programming including a large
recreational lawn as well as covered pavilion
and xeriscaped areas.
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Water-Wise Recreation Lawn
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Proposed Multi-Modal Sidewalk
Site Boundary
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1.85 Acres Required
1.76 Acre Park Dedicated to Town
0.19 Acre Milli Crymble Park Expansion
4.48 Acres Total Park Space Provided
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Sisler Green, Wellington Neighborhood,
Breckenridge, CO

Scale: 1” = 300’
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The Homestead Neighborhood covenants will adopt xeriscaping and water-wise principles with clear maximum area limits on private
irrigated lawns. All tree lawns within the right-of-way shall be xeriscaped with water-wise landscaping at intersection curb bulb-outs for
traffic calming. The majority of parks and open spaces shall be xeriscaped with native vegetation to minimize water use with recreational
lawns placed at strategic locations to serve the whole community as opposed to private lawns. Covered pavilions are shown in both of
the large parks to encourage community gatherings. Additional programming of the large parks shall be planned in coordination with the
improvements of the Millie Crymble park play equipment which is nearing end-of-life and a great opportunity to partner to replace that and
expand this playground. On-street parking along each of the large parks provides critical traffic calming without reducing recreational space
for off-street parking lots. (Note: Landscape Plan is illustrative).
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The Homestead Neighborhood

STREET PLAN

BUENA VISTA, CO
November 7, 2022
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This section connects existing multi-use trail to
parks while still allowing for a compact walkable
street network. This section has an 8’ sidewalk
with enough room for a variety of users.
Painted shared lane marking “sharrows” places
the priority of cyclists sharing the street.
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In addition to the two access points at Marquette Avenue and Railroad Street shown on the original
plat, this plan proposes additional access to the south to increase connectivity. The southeast
access across the MHBC parcel is coordinated with future development of housing on their parcel
and provides additional connectivity for The Farm. The southwest road stub provides access to the
parcel to the south currently owned by Colorado Parks & Wildlife in anticipation of potential future
development.
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UTILITY PLAN

BUENA VISTA, CO
November 7, 2022
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The utility plan utilizes existing
sanitary sewer lines in the Brady
Road extension and north-south
ROW. Stormwater infrastructure is
planned to flow to the stormwater
retention pond at the low point of
the site.
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The utility plan takes into account
the proposed phasing plan (shown
separately) and completes necessary
looping within each phase.
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The Homestead Neighborhood

PHASING PLAN

BUENA VISTA, CO
November 7, 2022

f i n a l s k e t c h p l a n s u b m i tt a l

PHASE 1

0

Single Family

20

PHASE 2

86

Apartment

503

Townhouse

20

Single Family

16

PHASE 3

89

Apartment

503

Townhouse

20

Single Family

14
Total

210

BRADY DR
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Apartment

As stated throughout our application,
our goal is to provide housing that
closely meets the needs as identified in
the Chaffee Housing Authority Report.
Studios and 1-bedroom units better
align with the demand, household sizes
and price points of the CHA report.

US

40

Phase 2
Phase 3

Count1

PHASE 1

DR
OU

D

Completes stub to MHBC Parcel
Completes stub to Brady Drive
Second half of dedicated park
Final two apartment buildings

LEGEND

TH

O

C

PHASE 3

•
•
•
•

LD
R

RN

EL

Completes north-south right-of-way
(currently platted Columbia Drive)
Completes key intersection (De Paul / S
Railroad)
Completes stub from Homestead to
CPW Land
First half of dedicated park
Two additional apartment buildings

BA

•
•

Phase 1

TM

•

R

AR

•

MARQ UET TE AVE

LN
HA

PHASE 2

•

The mix of studio, 1-bedroom,
2-bedroom and 3-bedroom apartment
units is directly related to the parking
requirements for this zone district. The
code requires 1.5 parking spaces per
unit regardless of bedroom count. This
regulation encourages the construction
of units with 2 or more bedrooms as the
parking spaces take up significant land
area.

RD

•
•

Parking Challenges

Creates feel of completed neighborhood
Prioritizes storm water management
with completion of retention pond
Prioritizes Millie Crymble Park addition
Provide rental units in first phase of
development

VA

•
•

Scale: 1” = 300’

WEATHERVA NE LN
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300’

The unit count and distribution across building types
in this table reflect the potential build-out shown in
this illustrative plan.
2
Apartment unit count is restrained by the amount of
parking required
3
Apartment unit demand of Phase 1 will dictate the
unit mix of further phases
1
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Ronnie Pelusio, aia, leed ap
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In order to fulfill this, our proposal
requests a 25% decrease in off-street
parking spaces required in the R-3 zone
district (per Code Section 4.3.5. Parking
Alternatives). It should be noted that
on-street parking is abundant in the
Homestead Neighborhood and can
supplement visitor parking throughout
the community. If on-street parking is
included in the total parking count, the
neighborhood surpasses the 1.5 parking
spaces per unit.
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The Homestead Neighborhood

PROJECT SUMMARY

BUENA VISTA, CO
November 7, 2022

f i n a l s k e t c h p l a n s u b m i tt a l

Mission Statement
The Homestead team will design and build a connected neighborhood that meets The Town of Buena Vista’s goal of achieving density through Infill Development and provides housing options that align
with the needs of the town as outlined in the BV Comprehensive Plan and CHA Report.

Affordable Housing through Dedication to Town

Providing Attainable Ownership Options

• 5 build ready R-1.5 Single Family lots will be dedicated to the Town of Buena Vista
• Dedicated lots provide housing to households at lower AMI threshold
• The dedication has a $750k-$1M value at market rate

• Rezoning results in smaller R-1.5 single-family lots and R-3 townhome lots, decreasing land cost
• Smaller lot size results in 16 additional single-family lots, increasing supply
• Townhomes provide an ownership option at a lower price point

Increase Supply of Rental Units

Open Space and Connectivity

• Phased construction of approximately 120 apartment units
• Variety of unit types that meet the needs of Renter Households at various AMI thresholds

UNIT TYPE
Studio
1 Bedroom
2 Bedroom
3 Bedroom

APARTMENT
PROJECTED RENT
$1,250.00
$1,600.00
$1,950.00
$2,450.00

•
•
•
•
•

AMI
60-80%
80-100%
100-120%
140-160%

P
E
L
a rc hitec ts

Ronnie Pelusio, aia, leed ap

Large central park dedicated to Town of Buena Vista
Additional land dedication for expansion and rehabilitation of Millie Crymble Park
Overall park space of 4.48 acres, compared to 1.85 acres required to be dedicated
Plan for future connectivity (MHBC and CPW Land)
Multi-modal sidewalk connecting across the site from the multi-use trail at The Farm to Millie
Crymble Park and beyond to the schools

•
O
N
A
a nd ur b a nists
•

Korkut Onaran, ph.d., cnu ap
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LSC TRANSPORTATION CONSULTANTS, INC.
2504 East Pikes Peak Avenue, Suite 304
Colorado Springs, CO 80909
(719) 633-2868
FAX (719) 633-5430
E-mail: lsc@lsctrans.com
Website: http://www.lsctrans.com

MEMORANDUM
DATE:

November 7, 2022

TO:

Brandon Sockwell
2-Five Real Estate & Development

FROM:

Jeffrey C. Hodsdon, P.E. - LSC Transportation Consultants, Inc.

SUBJECT:

The Homestead Buena Vista

Sketch Plan Transportation Memorandum
The Homestead BV, LLC has retained LSC Transportation Consultants, Inc. to assist with the
planning of and entitlement process for the proposed Homestead Buena Vista development in
Buena Vista, Colorado. The development site is located south of Marquette Avenue and east of
Baylor Drive.
LSC is providing transportation planning and traffic engineering services for the project and will
prepare a Traffic Impact Study for submittal to the City. This study is also likely to be reviewed by
the Colorado Department of Transportation (CDOT).
This initial memorandum has been prepared as part of the Sketch Plan process with the City and
presents our understanding of the project and a summary of our approach to evaluating the
traffic impacts of the project and elements of the traffic impact study (TIS) report. Also included
is the potential process with CDOT, as related to impacts to City-street intersections with US
Highway 24.
We have participated in an initial meeting with City staff to discuss the scope of the traffic impact
study and some key traffic safety elements to include (vehicle speeds on local streets and school
traffic/pedestrian safety).

Brandon Sockwell
The Homestead Buena Vista
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Project overview
Homestead Buena Vista is a proposed residential development with plans to create a connected
neighborhood that meets The Town of Buena Vista’s goal of achieving density through infill
development and provides housing options that align with the needs of the town as outlined in
the BV Comprehensive Plan and CHA Report.
Site Context and Study area
The infill development site is situated in the southeast part of the city. The location is within an
existing residential area generally located east of US Highway 24, and northeast of Railroad
Street. The site is south of and adjacent to Marquette Avenue. The Buena Vista High School and
Middle School campus is located to the northwest on the north side of Marquette Avenue. A
business park exists to the south of the site, which is generally served by Barnwood Drive and
Antero Circle via Railroad Street. The planned Farm development is located to the southeast. The
triangular-shaped vacant parcel located adjacent to the site to the southwest is currently owned
by Colorado Parks & Wildlife and will potentially be developed in the future with a
commercial/transportation land use.
The anticipated study area:

Brandon Sockwell
The Homestead Buena Vista

Page 3

November 7, 2022

Land Uses
The project is planned to contain a mixture of single-family, attached homes, multi-family
‘plexes’, and apartments. The following table presents the preliminary residential dwelling unit
counts.

1

Access and Connectivity
The primary existing streets/roads that will provide access to/from the development are Railroad
Street, Marquette Avenue, and Arizona Street. The primary connection to US Highway 24 in the
vicinity of the site is via Baylor Drive and the Baylor Drive/DePaul Avenue intersection with the
state highway.
In addition to the two access points at Marquette Avenue and Railroad Street shown on the
original plat, this plan proposes additional access to the south to increase connectivity. The
southeast access across the MHBC parcel is coordinated with future development of housing on
their parcel and provides additional connectivity for The Farm. The southwest road stub provides
access to the parcel to the south currently owned by Colorado Parks & Wildlife in anticipation of
potential future development. A future access shall be constructed to provide connectivity across
this neighboring property to the south. This potential road is located to create meaningful,
developable parcels at Railroad Street.

The unit count and distribution across building types in this table reflect a potential build-out as shown in this
illustrative plan of the Sketch Plan Submittal.
2
The apartment unit count is driven by the amount of parking required (1.5 spaces per unit) which encourages the
creation of larger apartment units. The Illustrative Plan demonstrates 1.5 spaces per unit.
3
The townhouse unit size is driven by the parking required (1.5 spaces per unit). Townhouse parking is limited by lot
width and encourages the creation of larger townhouse lots and discourages narrow, more affordable lots. The
Illustrative Plan demonstrates a mix of townhouse lot types with deeper lots with tandem parking to achieve 2
spaces per unit and shallower lots with 1 space per unit.
1

Brandon Sockwell
The Homestead Buena Vista
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Proposed Street Connections and Project Streets:

The proposed access to Brady Road will provide connectivity between The Homestead
neighborhood and the existing adjacent community to the east. The natural extension of this
road aligns with existing utilities and terminates on a green court.
A proposed street stub to the southeast is intended to allow for a connection between the
Homestead Neighborhood and The Farm. This road also gives the opportunity to develop
additional housing on the church site.
Pedestrian/Bicycle Connectivity
The proposed multi-modal sidewalk network connects the existing Millie Crymble Park to the
existing multi-use path and parks at The Farm. Painted shared lane marking “sharrows” places
the priority on cyclists sharing the street.

Brandon Sockwell
The Homestead Buena Vista
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Street Classifications – Existing Streets
The traffic report will address projected traffic relative to the classification of existing streets and
roadways that will provide access to this development.
Planned Project Street Classifications and Cross Sections
The plan proposes 30-foot-wide local streets with on-street parking on both sides and 5’-8’
detached sidewalks (with 7’-9’ tree lawns/buffers). Street rights-of-way of 60’ are proposed.
Alleys are 20’ dedicated with 16’ paved per R-1.5 zoning regulations and widened to 30’
dedicated/26’ paved where there is no other vehicular access to the home.
The proposed land-use-plan classifications will be evaluated in the study and findings will be
presented based on projected volumes and other factors.
School Peak-Period Traffic Capacity, Safety, and Operations
The Buena Vista High School and Middle School campus is located near this development to the
northwest on the north side of Marquette Avenue. As such, the vehicular and pedestrian/bicycle
traffic associated with the peak school arrival and dismissal periods will be incorporated into the
study. The impacts of this development during these periods will be addressed.
Traffic Impact Study (TIS) Elements and Scope
The following is the currently-anticipated scope of the TIS report:
•

Inventory the existing and planned nearby area street and roadway system. This would
include additional detail and information not already gathered in Phase 1. The inventory
typically includes functional classifications, street widths, lane configurations, traffic
controls, posted speed limits, pavement markings, intersection and access spacing,
roadway and intersection alignments, auxiliary left- and right-turn lanes, intersection
sight distances, etc. This would also include railroad crossing data and status information
at the Baylor Drive crossing (if applicable).

•

Utilize information from other recent traffic studies conducted in the area, as applicable.
Gather any land-use information on currently proposed and/or approved other new
developments. LSC has been provided with a copy of the traffic report for The Farm
development.

•

Utilize available CDOT/City traffic data collected in Phase 1 and our new counts conducted
in Phase 2a.

Brandon Sockwell
The Homestead Buena Vista
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o Available traffic data from CDOT and the City and potential locations for new traffic
counts needed.
o Conduct morning, mid-afternoon school peak-hour, and late-afternoon peak-hour
traffic counts at key intersection within the study area.
•

Prepare estimated baseline/background traffic volumes for the short-term and long-term
future at the study-area intersections and on study-area roadway segments. Baseline
traffic will need to include seasonal adjustments to collected raw traffic data.

•

Baseline traffic is the traffic estimated to be on the adjacent/study-area roadways and at
adjacent/study-area intersections without the proposed development’s trip
generation/site-generated traffic volumes. Baseline traffic (for the short- and long-term,
and potentially intermediate-term, horizon years) includes the through traffic and the
traffic generated by nearby developments (existing and planned) but assumes zero traffic
generated by land uses within the subject development. Baseline traffic may assume the
proposed roadways through the site are in-place and trips from surrounding
developments have the benefit of the proposed street connections though the site.

•

Evaluate the intersection/access sight distance at the proposed access points and
study-area intersections, based on City/CDOT criteria. LSC will recommend mitigation
options, if applicable.

•

The study will present estimates of the average weekday and peak-hour trip generation
for the development, based on the land-use plan. The site-generated vehicle-trip
estimates will be based on nationally-published trip-generation rates from Trip
Generation, 11th Edition, 2021 by the Institute of Transportation Engineers (ITE).

•

Estimate the directional distribution of site-generated vehicle trips on the greater area
street network and estimate localized trip routing on study-area roadways and at the
study-area intersections.

•

Develop projections of peak-hour, site-generated turning-movement traffic volumes at
the study-area intersections and daily trips on study-area streets.

•

Calculate the resulting total traffic (site traffic plus background traffic) at the study-area
intersections for the short and long term.

•

Conduct level of service (LOS) analysis at the study-area intersections.

•

Level of service (LOS) is a quantitative measure of the level of congestion or delay at an
intersection. Level of service is indicated on a scale from “A” to “F.” LOS A represents
control delay of less than 10 seconds for unsignalized intersections. LOS F represents

Brandon Sockwell
The Homestead Buena Vista
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control delay of more than 50 seconds for unsignalized intersections. Table 2 shows the
level of service delay ranges.

•

Intersection Levels of Service Delay Ranges
Signalized Intersections
Average Control Delay
Level of Service
(seconds per vehicle)
A
10.0 sec or less
B
10.1-20.0 sec
C
20.1-35.0 sec
D
35.1-55.0 sec
E
55.1-80.0 sec
F
80.1 sec or more

Unsignalized Intersections
Average Control Delay (seconds
per vehicle)(1)
10.0 sec or less
10.1-15.0 sec
15.1-25.0 sec
25.1-35.0 sec
35.1-50.0 sec
50.1 sec or more

(1) For unsignalized intersections, if V/C ratio is greater than 1.0 the level of service is
LOS F, regardless of the projected average control delay per vehicle.
•

Perform vehicle queuing and blocking analysis at the study-area intersections, as needed,
to address adequacy of existing turn bays, evaluate existing and projected traffic
operations in locations with short spacing of intersections, etc.

•

Evaluate the short-term and long-term projected total intersection volumes to determine
the adequacy of existing auxiliary turn lanes at the study-area intersections and the
potential need for any new auxiliary right-/left-turn lanes based on City/CDOT criteria.

•

Recommend other street-system/intersection improvements, intersection traffic control,
school pedestrian safety, and/or signage and pavement-marking modifications as
required.

•

Compile the data, analysis, findings, and recommendations in a formal report for
submittal to the City.

•

Applicable transportation planning documents, access management plans, City codes and
subdivision-criteria manuals to be used to prepare the report. The Colorado State
Highway Access Code would be the primary criteria for evaluation of
intersections/roadways under CDOT jurisdiction. Other industry-standard references and
manuals would be utilized as well, as needed. These include the Manual on Uniform
Traffic Control Devices, the Highway Capacity Manual, ITE and Transportation Research
Board and AASHTO publications, etc.

Town of Buena Vista Development Review Comments
Date:

October 21, 2022

Project:

Homestead Sketch Plan

Location:

Homestead/Marquette Street

Owner:

Homestead BV LLC

Applicant:

Brandon Sockwell
104 N Tejon Street
Colorado Springs, CO 80903

Items Received:
• Sketch Plan Packet dated September 2nd then an update on October 3rd
• Will-serve letters from Atmos Energy, BV Sanitation, Sangre de Cristo
• Title work – proof of ownership
• Application form & Fee
Town Comments:
These comments are loosely organized by department or advisory board, yet in many instances are
interconnected and should be taken as a whole.
Planning & Zoning and Administration
• Address markups/redlines in attached sketch plan packet.
• Consider placing restrictions on the lots with townhomes that would prohibit 2nd story accessory
structures.
• Include a phasing plan sheet.
• Include R-1 vs R-1.5 comparison sheet. Add language with a bit more of a definitive number of
lots that could be created if the property were left R-1 entirely accounting for streets, open space,
etc.
• Homes facing greens is new/uncertain – provide more narrative around how this concept has
been demonstrated to work in other places, focusing on first responder access.
• General comment that increasing residential density without any associated commercial space
increases the burden of this development on the existing businesses and services (grocery stores,
restaurants, etc).
• Provide projection for the AMIs served by the apartments – I understand they will be market-rate,
but please share where rents may end up so those can be correlated with AMIs.
• If possible, provide basic projections by phase of expected Vehicle Trips per day on Marquette
and De Paul/Railroad Street. This will help give a sense of traffic impacts ahead of the full study.
• Marquette is very wide in front of the Homestead – consider on-street parking, bump outs, traffic
calming measures, etc to mitigate safety, crossing, and access issues from the new neighborhood.

Homestead Sketch Plan
Page 2

Public Works
• The central 2-acre open space shown on Brady Road is appropriate to be dedicated to Town
ownership as a public park.
• Ownership and maintenance of the mid-block green lawns will be the responsibility and cost of
the HOA.
• Any design standards or HOA covenants need to include and address landscaping and outdoor
irrigation standards for all lots – we suggest xeriscaping principles and a clear maximum area limit
on private irrigated lawns.
• All tree lawns should be xeriscape or designed to play a role in the storm water drainage plan of
the neighborhood.
• Traffic concerns especially during school pick-up/drop-off times on Marquette, and at
Baylor/Railroad Street – especially as a new traffic signal gets installed at the HWY 24 & De
Paul/Baylor intersection.
Recreation Advisory Board
• Majority of green space/open space should be xeriscaped with native vegetation to minimize
water use.
• Millie Crymble park play equipment is nearing end-of-life – great opportunity to partner to replace
that and expand this playground. Off-street parking for this should be included.
• Covered pavilion(s) should be constructed at strategic areas in the open space to encourage
community gatherings.
Trails Advisory Board
• All trail routes should have wide spots at regular intervals to accommodate trail signage and dog
waste stations.
• Speed limit on Columbia Drive & Brady Rd. should be limited to no more than 20 MPH and other
slowing design features should be included to slow traffic.
• Trail routes should be separate trails from sidewalks and/or multi-modal sidewalks.
• Off-street parking for access to the park and trails should be included off of Brady Road.
• A signaled crosswalk should be installed across Marquette Street to allow bikers and pedestrians
to safely cross.
Town Attachments:
• Sketch plan packet markup/redlines
Next Steps:
Please review all comments provided herein and call if you have questions. With your resubmission please
expressly address all comments in writing along with the appropriate drawings no later than 9am on
November 7th, 2022.
Sincerely,

Joseph Teipel

Joseph Teipel
Planning Director
jteipel@buenavistaco.gov
(719) 581-1054

