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AGENDA

PLANNING COMMISSION

REGULAR MEETING

AUGUST 5, 2025

6: 00 P. M. 

SUPERIOR TOWN HALL

124 E. COAL CREEK DRIVE

This meeting will be held in person and online. Members of the public may participate in the meem9agaia
Zoom or view ( closed captioning available). The recording of the meeting will be

made available after the meeting on YouTube and at Su eriorColorado. gov

1. Call to Order a regular meeting of the Planning Commission

2. Preliminary Matters
a. Roll Call

Public Comment ( limit 5 minutes/ person) 

3. Approval of Minutes of Planning Commission
a. February 4, 2025

4. Presentation on the Status of the Comprehensive Plan Update

5. Updates

6. Adj ourn



PLANNING COMMISSION
MEETING MINUTES

Regular Meeting
June 17', 2025

Town Hall, 124 E. Coal Creek Drive

6: 00 p. m. 

1. CALL TO ORDER A SPECIAL MEETING OF THE PLANNING

COMMISSION. 

Chair David Harper called the meeting to order at 6: OOPM

2. PRELIMINARY MATTERS

a. ROLL CALL

Present: Chair David Harper

Commissioner Amanda Vaughan

Commissioner Ryan Mojo

Commissioner David Gross

Commissioner Anne Shanahan

Absent: Vice Chair Lonny Rose
Commissioner Steve Witte

Commissioner Michael Barnes

Commissioner Michael Gordon

Others Present: Renae Stavros, Planning and Building Director
Bria May, Town Attorney' s Office

b. PUBLIC COMMENT ON CONSENT AGENDA AND NON - AGENDA ITEMS

None
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a. June 3rd 2025 MEETING MINUTES
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MOTION: Commissioner Anne Shanahan moved to approve June 31d, 2025 Meeting
Minutes, Seconded by Commissioner Ryan Mojo

VOTE: Motion carried 5- 0

AYES: Chair David Harper, Commissioner Amanda Vaughan, Commissioner Ryan

Mojo, Commissioner David Gross, Commissioner Anne Shanahan

NOES: None

4. PUBLIC HEARING: ANNEXATION AND INITIAL ZONING TO PLANNED

DEVELOPMENT ( PD) OF THE TURNBULL PROPERTY ( 1599 S 76TH

STREET) 

a. Renae Stavros presented on Annexing and Zoning the Turnbull Property
i. Comments from Commissioners

b. Applicant, Kevin Cohen and Jim Brzostowicz, presented on Guardian
Storage Superior

i. Comments from Commissioners

c. Public Comments

i. Tiana Estrada, real estate agent for Turnbull Property

MOTION: Commissioner Ryan Mojo moved to annex the Turnbull Property and zone
the property as Planned Development, Seconded by Commissioner Amanda Vaughan

VOTE: Motion carried 5- 0

AYES: Chair David Harper, Commissioner Amanda Vaughan, Commissioner Ryan

Mojo, Commissioner David Gross, Commissioner Anne Shanahan

NOES: None

5. PLANNING AND BUILDING UPDATES

a. Speaker Series: Completed

6. ADJOURNMENT

Chair David Harper adjourned meeting at 7: 53PM
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PLANNING COMMISSION
MEETING MINUTES

Regular Meeting
August 5', 2025

Town Hall, 124 E. Coal Creek Drive

1. CALL TO ORDER A REGULAR MEETING OF THE PLANNING COMMISSION. 

Chair David Harper called the meeting to order at 6: OOPM

2. PRELIMINARY MATTERS

a. ROLL CALL

Present: Chair David Harper

Vice Chair Lonny Rose
Commissioner Amanda Vaughan

Commissioner Steve Witte

Commissioner Michael Barnes

Commissioner Michael Gordon

Commissioner Ryan Mojo

Commissioner David Gross

Commissioner Anne Shanahan

Absent: None

Others Present: Renae Stavros, Planning and Building Director
Bria May, Town Attorney' s Office

b. PUBLIC COMMENT ON CONSENT AGENDA AND NON -AGENDA ITEMS

3. APPROVAL OF MINUTES OF PLANNING COMMISSION



a. June 171", 2025 MEETING MINUTES

MOTION: Commissioner Amanda Vaughan moved to approve June 171", 2025 Meeting

Minutes, Seconded by Commissioner Ryan Mojo

VOTE: Motion carried 6- 0

AYES: Chair David Harper, Vice Chair Lonny Rose, Commissioner Amanda Vaughan, 
Commissioner Ryan Mojo, Commissioner David Gross, Commissioner Anne Shanahan

NOES: None

ABSTAIN: Commissioner Steve Witte, Commissioner Michael Barnes, Commissioner

Michael Gordon

4. Presentation on the Status of the Comprehensive Plan Update

a. Nora Bland from Cushing Terrell presented on the status of the
Comprehensive Plan Update

i. Comments from Commissioners

a. Transportation Plan— Final Plan Adoption — Town Council, August 11 to
b. Sagamore Evacuation — Guardian Storage FDP

6. ADJOURNMENT

Chair David Harper adjourned meeting at 8: 16PM
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AGENDA ITEM: Presentation — Comprehensive Plan Update

MEETING DATE: August 5, 2025

PRESENTED BY: Consulting Team ( Cushing Terrell) 

PRESENTED FOR: Discussion

BACKGROUND: 

In 2024, the Town approved a budget of $150, 000 to update the Comprehensive Plan. In

March, the Colorado Dept of Local Affairs ( DOLA) awarded the Town an additional $ 150, 000

to support the project. 

Work on the Comprehensive Plan update began in summer 2024 and is now approaching the
final stages of review and completion. 

In February 2025, the Consultant Team provided the Planning Commission with a progress
report. At this meeting, the Commission reviewed community feedback from initial. 
community engagement activities and discussed key elements of the plan, including Future
Land Use Map and Town Vision and Values statements. 

COMPREHENSIVE PLANS UPDATE: 

This presentation will provide ae status update of the Comprehensive Plan since the February
progress report. The Consulting Team will review public feedback collected through the
Speaker Series, Open House event, and online survey. 
The Commission will also be briefed on the anticipated timeline for finalizing and adopting
the plan and will discuss strategies for concluding community engagement efforts. 

DISCUSSION: 

The Consulting Team will present the current status of the Comprehensive Plan update. Staff
seeks the Planning Commission' s feedback on the presentation topics and any questions or
comments regarding next steps in the process. 

ATTACHMENTS: 

Presentation

Open House and Survey Responses
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Project Timeline

Engagement Updates

Speaker Series

Open House # 1

Surveys

Future Idea for Engagement

Questions/ Discussion
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Speaker Series

Open House # 1 Event

Takeaways,• Online Survey

m Chapter Goals



Bring together panelists with different

perspectives for a well- rounded discussion

Educate community members on complex
topics

Allow community members to ask - 

matter -experts their questions about topics

related to the comprehensive plan

CUSHING TERRELL I TOWN OF SUPERIOR
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CUILTURAL INTELLIGENCE ECONOMIC DEVELOPMENT

Speakers: Speakers: 

Bill De La Cruz, De LA Cruz Leadership Solutions Mari Lee Udder, City Venture Associates
Gretchen Armijo, Equity Policy Solutions 0 Renee Alanise, Superior Chamber Executive Director0

Ellen Robertson, Superior Economic Development Manager

it

doesn't cost you any money to change your mind." Bill
De La Cruz I

V
fil

Ar 4 1 It'

s important then to vet actual physical spaces in

your community tohave those social gathering places, 
where people can naturally connect. Working

with populations that are not part of the demographic

majority requires different approaches and
will be needed to gather diverse voices. Success

with gathering public participation can be found

in meeting people where they are, by engaging them

in places that don't require them to go out of their
normal schedule. Charminq

little shops" have "charming little hours" because
they can't afford to hire extra help; they want to
go home and have dinner, too. However, the national retailers
can... the most successful formulas have tend to Superior

preparing for opportunities such as the Sunclance
Film Festival, will also be the types of opportunities

thathelp put it on the map. Retail
is the toughest real estate to realize. The most successful

formula is to mix local and national retailers. There

are expectations tobring differentjobs inDowntown
tohelp strengthen Superior. CUSHING

TERRELLI TOWN OF SUPERIOR /7
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HOUSING

Speakers: 

Randy Rhoads, Cushing Terrell
David Sinkey Boulder Creek Neighborhoods
Robin Merta, Remox Elevate

The health of a community is enhanced by having a
really well-rounded housing stock for all the different
participants and all the different needs." 

David Sinkey

Building community can become challenging when
a majority of residents work in a different place than

they live. 

Missing middle housing can to a variety of shapes

styles, and financing mechanisms. 
There have been no consistent studies shown that

affordable housing negatively affects property values. 

Generally, the impact is actually neutral or has positive

TRANSPORTATION

Speakers: 

Steve Tuttle, Fox Tuttle Transportation Croup
Alex Bullen, Superior Public Works and Utilities Program

Supervisor

Bill Cowern, Fox Tuttle Transportation Group
it Greenwald, Transportation Planning Manager, City

We can really benefit from having a lot of different land
uses that are sending their [vehicular] trips to each other

Bill Cower,# 

Traff is is primarily influenced by residential and

commercial land use and the demands at varying

times of day and week. 

Creating a mix of uses that allows people to travel
shorter distances to destinations, combined with

transportation alternatives, such as biking and walking, 

between land uses, can help reduce congestion. 
Often, parking requirements are outdated, and the

regulations require developers to build more spaces. 

CUSHING TERRELL I TOWN OF SUPERIOR ­- 8





Attendees:, 60+ 

Comments:, SSO+ 

Open House Content: 

Comprehensive Planning Process

Community Engagement

Existing Conditions
Plan Vision & Goals

Future Land Use Map

Opportu n ity Areas
Transportation Priorities

CUSHING TERRELL I TOWN OF SUPERIOR "_ 10
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ENGAGEMENT SUMMARY

e Takeaway 1: 
Attendees would like to see existing housing and

is space f i I led before new constructing new
development

9 Takeaway 2: 
Attendees want to see Downtown Superior

complete with more off ice and retail spaces. 

9 Takeaway 3: 
Attendees showed support for vertically integrated
mixed -use development, including housing at
Superior Marketplace, and were open to including
housing in the area. 

CUSHING TERRELL I TOWN OF SUPERIOR
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ENGAGEMENT SUMMARY

e Ta keaway 4: 
Attendees supported mixed uses that provide
residents with convenient shopping and dining
options. 

9 Takeaway 5: 
Attendees supported affordable housing
for locations that make sense, supported by
transportation options and access to retail. 

Takeaway 6: 
Attendees expressed interest in maintaining open
spaces, parks, and recreation throughout the TowT

of Superior, with many passionate about the futuni9" 

CUSHING TERRELL I TOWN OF SUPERIOR '- 12



QI-0 TOWN COMPREHENSIVE PLAN VISION

Q2: COMPREHENSIVE PLANVA, LUES

25, 0% 

21. 1% 

20. 0% 

15. 0% 

12. 2% 

10. 0% 

1M% 

5. 0% 

0, 0% 
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Language/ Clarity Growth/ Development Concerns Change in Focus Areas

Respondents agree that the vision statement should

celebrate Superior' s uniqueness and value the

Respondents support striving to be inclusive
community, and welcoming of diversity. 

Respondents support the emphasis on attractin

more businesses to Downtown Superior. 

Respondents shared concerns about the impacts a

growing population will have on congestion in schools
and increased traffic. 

CUSHING TERRELL I TOWN OF SUPERIOR - 13



33: COMMUNITY (C) CHAPTER GOALS

4" LAND USE ( LU) CHAPTER GOALS ., 0

TAKEANWAYS ( RESPONSES RECEIVED.- 82) 

Respondents expressed that community goals should
be clear, measurable, and attainable. 

Respondents encouraged more transparency and
communication on how decisions are made and align

with com m u n it opi n ions. 

WM, am -we WOTA=- amR. M* MMe N = 

new development with current home vacancies and

unoccupied commercial spaces. 

Respondents feel strongly that Superior should
maintain open space, parks, and recreation uses, since
this is a factor that makes Superior attractive. 

Respondents express a need for a better balance of

land uses that support existing residents, such as

public and community spaces. 
CUSHING TERRELL I TOWN OF SUPERIOR 14
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5-6 HOUSING ( H) CHAPTER GOALS

35, 0% 
31. 9% 

MCI% 27. 7% 

250% 

M0% 18. 1% 

15, 0% 

MCI% 

50% 

00% 
RM, 

Opposition to Housing Opposition to Affordable Housing Support for Affordable Housing

Expansion/ Density

QX: SUST,#AdNAB1L1W ( S) CHAPTER GOALS

TAKEANWAYS ( RESPONSES RECEIVED.- 97) 

Respondents expressed caution for developing more
housing without acknowledging the growing impact

on the overall quality of life. 

Respondents shared that affordable housing needs t* 
be planned in central locations near transit hubs and

Respondents feel strongly that they don't want to lost
Superior's charm with excessive building. 

Respondents support the goals and believe the Town

should continue to strive to be as environmentally
responsible as long as it is economically feasible. 

Respondents expressed concerns about the growth
impacts on water and open space. 

Respondents believe that achieving sustainability goals

will necessitate buy -in from HOAs to realize M
CUSHING

TERRELLI TOWN OF SUPERIOR / 15
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7-0 TOWN UTILITIES & INFRASTRUCTURE ( TUI) CHAPTER GOALS

TANKEAWAYS ( RESPONSES RECEIVED: 72) 

Respondents agree that these goals are what keep

Superior an attractive community. 

Respondents expressed interest in the Town exploring

cleaner water sources and improved electricity and gas

programs to reduce bills. 

Q8: ECONOMIC DEVELOPMENT ( ED) CHAPTER GOALS

25. 0% 

21. 0% 

20. 0% 

15. 0% 

12. 3% 

10. 0% 

50% 

M% 

Opposition to New Development New Businesses/ Amenities Implementation

Respondents expressed concern about that safety an*' 
well- being may be overlooked if community growth

Respondents feel that goals have a positive vision for

supporting local businesses and strengthening the

town' s financial stability. 

Respondents feel a strong focus should be on filling
vacant spaces in existing commercial areas and

attracting the right businesses to Downtown. 

Respondents suggested investing in job training
prog ra ms for youth or the d isa bled com m u n ity. 

CUSHING TERRELL I TOWN OF SUPERIOR 16



PARKS, RECREATION, s, OPEN
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PROS) CHAPTER GOALS

1- 41, ' 
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G5v010

5% 

M0% t r
17. 5

5, 0% 

o. of

Traffic Congestion Concerns Alignment with Community Language/ Clarity

Needs/ Existing Cn iti ns

rr rr  r  • 

Respondents.. i iSuperior'sparks and

open spaces .. its greatestassets. 

Respondents e. thesegoals reflect manyof

reasons people move to Superior and are central to the

iiiiiiiiiiiiiiiij

opportunities i i * families, teens, and seniors, 

Icreate inclus.. places I I recreation

I s M!llMllllM a

Respondents expressed concernincreased

traffic and congestion in Superior. 

Respondents noted they feel mismatch between the
Town' s infrastructure capacity and the current c

g rowt h . 

Respondents support multiple modes of

transportation; eve r, that shouldn' t v r l the

commuting ttrnmany of the residents. 

CUSHING TERRELL I TOWN OF SUPERIOR / 17
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COMMENTS ( RESPONSES RECEIVED; BS) 

Could be a good site for housing as it is close to major
roads and close to public transportation. 

it

Would there be a way to tel I us how each option
impacts us economically? I' d probably prefer homes
but if the town economically needs industrial, I' d be

f ine with that too ... 
I? 

Don' t develop it. That is some of the most beautiful

space and views. ?
I

CUSHING TERRELL I TOWN OF SUPERIOR - 18
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COMMENTS ( PESPONSES RECEIVED: 88) 

This is an important open space buffer between the

high intensity Downtown developments and the
quieter Rock Creek neighborhoods. Keep it open or
stay with a quiet, low-rise, low -intensity use like off ices
or a retirement community. ?

I

I' d like to see a high- tech employer in this rat help
diversify the job mix in town, which leans so heavily
toward retail at the present. 
Accessible housing - homes where people can
affordably age in place." 

CUSHING TERRELL I TOWN OF SUPERIOR "_ 19
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Preference for Housing Preference for Growth/ Development Concerns

Stores/ Retail/ Cornmercial

COMMENTS ( RESPONSES RECEIVED.- 90) 

Since Superior has little multi -family apartment
homes th is wou Id be a g reat place to add a pa rtment

homes plus storesi
d love to see more restaurants in town —especially

places that create a sense of community and give us
more options to stay local. 

77

Please, before adding any kind of high -density
housing in this area, make sure that the road

CUSHING TERRELL I TOWN OF SUPERIOR / 20
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Q.,14

I

This seems like a great place to add more housing as
a natu ra I extension of the houses a I ready there. 

71

I don't think we need more stores if we can't get
Downtown Superior leased." 

I strongly believe that the residents of Original Town
should have the leading voice in determining what
happens with this space. Out of respect for their

experience and the challenges they
I

ve faced, I defer to

their perspectives and priorities on this matter. 
it

CUSHING TERRELL I TOWN OF SUPERIOR / 21
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PARKS AND OPEN SPACE

COMMENTS ( PESPONSES RECEIVED: 707) 

Recreation would be my first request. Giant green

pa rk, with f risbee golf, a dog pa rk, water fatu re a nd
playground for kids. 

it

I' m surprised there isn' t a Town need here, like a town

hall .... ?
I

This is a valuable property, whose exact value is
still unknown, in a prime location. If the land is

valuable Town Council should explore development

opportunities that maximize economic and social

benefits to the Town as a whole. 
it

CUSHING TERRELL I TOWN OF SUPERIOR



The parcel contains wetlands, a pond, and supports

significant wildlife. It's one of the few undeveloped

ecological spaces remaining in this area. 
it

I think homes here makes the most sense, provided
the wildlife concerns can somehow be addressed. 

I? 

iij

to know how that might impact the surrounding
community there and whether homes or stores and
off ices would benef it superior more as a whole." 

CUSH| NGTEARELL | TOWN OFSUPERIOR
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Preference for Growth/ Development Concerns Preference for Housing
Stores/ Retail/ Commercial

COMMENTS ( PESPONSES PECEIVED: 78) 

This is a rare opportunity to balance land use and

give back to residents who already live in high -density
areas nearby. Adding a commercial hub would also
heI p diversify Superior's tax base without creating new

0 " Given the existing population, this site would be
best used for something that serves the immediate
community without adding more residential burden." 

I would prefer it be made a flexible zoning space an
let the market dictate what gets built." I

CUSHING TERRELL I TOWN OF SUPERIOR
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Note: Overlaps exists between SurveyResponses

Online Engagement. 
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IDEAS

Scope change for additional engagement

opportunities

Additional opportunities to meet people where they
are ( i. e.: Festivals, school nights, churches) 

Work with organizations and non -prof its

Z Increase accessibility of surveys

More structured feedback session

Comments exercises

Public Education on opportunity siwl. 
Trade- offs with keeping Town 1S open space

0 More open space options

11111= 0= 111= 11110



Town Council Presentation ( 8/ 11/ 25) 

Community Outreach ( Phase 3) 

Draft Plan Development





FINAL Plan Adoption — Town Council 8/ 11/ 2025

mm

Next MegjLng
August 19th A, Kite Route Crossing FD,1


