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Date:  November 3, 2016   

For the Elbert County Planning Commission meeting of  

Date:  November 15, 2016  

 

TO:  ELBERT COUNTY PLANNING COMMISSION   

 

FROM:  ETHAN WATEL, AICP, SENIOR PLANNER (BASELINE CORP.) 

APPROVED BY:  KYLE FENNER, DIRECTOR OF CDS 

 

RE:  INDEPENDENCE CONCEPT PLAN.  A REQUEST TO DISCUSS A CONCEPT 

PLAN APPLICATION FOR 920 HOMES ON  A 1,012 ACRE PROPERTY IN THE 

PLANNED UNIT DEVELOPMENT (PUD) ZONE DISTRICT  LOCATED IN 

SECTIONS 14 AND 15, TOWNSHIP 7 SOUTH, RANGE 65 WEST OF THE 6TH 

P.M. IN ELBERT COUNTY, COLORADO.    

 

APPLICANT:  Bluegreen Investments, LLC (landowner) 

 

REPRESENTATIVE:  Craft Bandera Acquisition Company, LLC 

 

SUMMARY OF REQUEST:   

 

Independence, formerly known as Bandera, is a project consisting of 920 proposed homes 

on a 1,011.9 acre property in northwestern Elbert County. The applicants have 

submitted an application for a Concept Plan, in accordance with the requirements of the 

Elbert County Subdivision Regulations, Section VII.  

 

A Concept Plan is a process utilized to discuss a project that is conceptual in nature, 

taking place after a community meeting and prior to making formal subdivision 

applications for Preliminary Plats and Final Plats.  A Concept Plan application shall be 

discussed at a work session of the Planning Commission followed by a work session at 

the Board of County Commissioners. The purpose the Concept Plan is for the county to 

provide direction on major issues of concern or interest, separate from technical 

requirements. The work sessions are not public hearings, and as such do not include any 

public notices or testimony.  
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The overall concept is to provide six different home types in 12 phases. The average 

proposed lots size is 8,000 SF. The lots range in size from 4,500 SF to 43,560 SF (1 acre).  

Sites for parks, open space, a school, and fire station are proposed.  Refer to the 

applicant’s Conceptual Plan for more information.  

 

PERTINENT DATA:   

 

Site Description – The site is comprised of 1,011.9 acres of land located north of and 

adjacent to Hilltop Road (CR 158) and along the Douglas/Elbert County line.  

 

Existing Zoning – PUD (Planned Unit Development – Bandera East and Bandera West 

PUDs)  

 

Proposed Zoning – no change 

 

Surrounding Land Use and Zoning –  

North: Use: Agricultural w/ residential and agricultural. Zoning: A – Agriculture. 

 

South: Use: Residential. Zoning: RA-1, RA, PUD, and A. Coyote Hills and Hilltop 

Landing Subdivisions.  

 

East:  Use: Agricultural. Zoning: A.  

 

West:  Use: Agricultural. Zoning: A (Douglas County). 

 

Zoning Map 
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BACKGROUND:   

 

A Pre-application meeting was held on February 23, 2016.  The applicant held a 

Community Meeting for the proposal on August 1, 2016. The community interest level is 

very high. 

 

Formal applications for subdivisions have not been submitted. The Concept Plan 

application was submitted on October 19, 2016 then revised and re-submitted on 

November 1, 2016.  

 

Planning Commission work session date is: November 15, 2016 

Board of County Commissioners work session date is:  November 30, 2016       

 

Previous approvals on this site: 
On February 11, 2009, the Elbert County Board of County Commissioners approved two 

resolutions for what was known at the time as Bandera East and Bandera West. 

 

Resolution 09-13 conditionally approved the Bandera East Planned Unit Development, 

Bandera East Preliminary Plat, and Bandera East 1041 Permit.  The Bandera East 

Planned Unit Development Rezoning Exhibit is recorded at Reception Number 201287. 

 

Resolution 09-14 conditionally approved the Bandera West Planned Unit Development, 

Bandera West Preliminary Plat, and Bandera West 1041 Permit. The Bandera West 

Planned Unit Development Rezoning Exhibit is recorded at Reception Number 201288. 

 

Together, the intent of the two Bandera PUDs is: 
“Bandera is a residential development planned with a pedestrian friendly trail system 
designed around community open space, a community school and active parks. The 
public street system provides a connection through the neighborhood to the established 
county road system. Bandera will consist of a maximum of 920 residential units with an 
overall density based on one dwelling per 0.91 acres. Bandera East consists of not more 
than 214 residential units and Bandera West consists of not more than 706 residential 
units.”  
 

CONCEPT PLAN 

The documents submitted meet the Subdivision Regulations standards for a Concept 

Plan application. Technical reviews of subdivisions will occur with future formal 

preliminary plat and final plat applications. At that time, a full review will be performed 

against all county standards and regulations, including planned unit development zoning 

and previous approvals. 

 

At the work sessions, the Planning Commission and Board of County Commissioners are 

encouraged to review the proposal and provide feedback to the applicant.  
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Please be aware that the zoning for this property has been in place for seven years. This 

step in the process is to ensure that proposed development meets the existing zoning 

standards, engineering standards, and subdivision regulations. Access points, necessary 

and required public improvements, land dedications, and engineering design standards 

and requirements are to be considered while reviewing this application. The applicant 

shall consider all comments while preparing the next phase of development – 

preliminary and final plats.  

 

 

Attachments: 

 Concept Plan regulation summary 

 Resolution 09-13 

 Resolution 09-14 

 Bandera East Planned Unit Development Rezoning Exhibit 

 Bandera West Planned Unit Development Rezoning Exhibit 

 Independence Concept Plan application 

 

 

Respectfully submitted to and on behalf of Elbert County,   

 

 
Ethan Watel, AICP  

Senior Planner   

Baseline Corporation 

Contract Planner for Elbert County 

 
 

CC: Kyle Fenner, Director of Community and Development Services 
 
 



CONCEPT PLAN 
(Excerpt from the Elbert County Subdivision Regulations) 

 
The Concept Plan is utilized to discuss a conceptual plan, to obtain the Planning 
Commission's and County Commissioners reaction to the appropriateness of an 
intended land use, and to raise reasonable concerns, prior to more detailed 
work being done. At this stage of formal review, the applicant should be 
advised by Community & Development Services, Planning Commission and/or 
County Commissioners, of major issues of concern or interest which are 
separate and apart from technical requirements yet to be met. The Planning 
Commission and County Commissioners shall make a recommendation on the 
conceptual plan presented, in order for the applicant to know how best to 
proceed. 
 
Requirements 
 
When the [ C o n c e p t  P l a n ]  application is formally submitted, Community 
& Development Services shall review the proposal within ten (10) working days 
and provide the applicant with a list of any changes / corrections. Scheduling a 
work session before the Planning Commission will be done at the earliest 
available time, but not more than thirty-five (35) days from the date the 
application is found to be complete. Scheduling a work session before the 
County Commissioners will be done at the earliest available time, but not more 
than 35 days from meeting with the Planning Commission. No Public Hearing is 
required. 
 
Following the community meeting, the formal concept plan application shall be 
submitted. It shall include the completed application form, proof of ownership, 
disclosure letter, fee, and two (2) paper copies of the required Concept Plan 
map, and related supplemental information. Community & Development 
Services shall review the proposal within ten (10) working days and provide the 
applicant with a list of any changes / corrections together with a request for 
Staff and Commissioner copies needed. Community & Development Services 
may reject and return any application, which, in their opinion, does not display the 
required information, or is done in an unacceptable manner (e.g., poor 
drafting). Scheduling a work session before the Planning Commission will be 
done not more than thirty-five (35) days from the date the application is found 
to be complete. Scheduling a work session before the County Commissioners will 
be done not more than 35 days from meeting with the Planning Commission. No 
Public Hearing is required. 
 
The rezoning procedures and submittal requirements under Part I, Section 6 of the 
Elbert County Zoning Regulations, shall be followed at this stage. 
 
NOTE: Because no public hearing is required, there are no notice requirements 
for concept plans as no decisions are being made and no testimony is being 
received. 
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