
 

 
Action may be taken on any and all items listed on the agenda. 

Accommodations for disabilities may be made upon request. 

 

 

 

Town of Elizabeth 

   
Board of Trustees Regular Meeting UPDATED 

Tuesday, March 24, 2026 at 7:00 PM 
Town Hall, 151 S. Banner Street 

 
Conferencing Access Information: This is viewing-only access.  

https://us02web.zoom.us/j/83915733974?pwd=RMXzlHt8sg8OE48ZB1DZJRtSrCazLg.1  
Join via phone: 1 669 900 9128    Meeting ID: 839 1573 3974 

Meeting Passcode: 047896  
Call to Order 

Roll Call 

Pledge of Allegiance 

Public Comment 
This is a meeting of the Board of Trustees held in public. We welcome you here and thank you for your time 
and concerns. When you are recognized, please stand and state your name and address to the Board. Your 
comments will be limited to 5 minutes. If many speakers are anticipated, the Mayor may (a) shorten the time 
limit; (b) ask speakers to limit themselves to new information and points of view not already covered by 
previous speakers; and/or (c) limit the total time of public comment to allow the Board to proceed to consider 
items set on the regular meeting agenda. The Board of Trustees may not respond to your comments during 
this meeting, but rather take your comments and suggestions under advisement and your questions will be 
directed to the appropriate person or department for follow-up. Personal attacks against Board Members, 
Administrative Staff, or Employees will not be recognized. If a response from Staff is requested, the Mayor will 
direct Staff to have a response at the next regularly scheduled Board meeting. 

Agenda Changes 

Consent Agenda 

1. Minutes of the Regular Meeting of March 10, 2026 

Presentations 

2. Recognition of Sergeant Sean Bigler, 10 years of service – Chief Jeff Engel 

New Business 

3. Discussion and possible action on the re-appointment of Carrie Wedel to the Main Street Board of 
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Accommodations for disabilities may be made upon request. 

Directors for a term of March 31, 2026, to March 31, 2029 – Alexandra Cramer 

4. Board discussion and possible action on the appointment of Tony Atencio, or Deborah Kula to the open 
Trustee seat for Ward 3, with a term through November 3, 2026 – Michelle Oeser 

Old Business 

5. Discussion and possible action on Ordinance 26-07, an Ordinance amending Section 16-6-10 of the Town 
of Elizabeth Municipal Code regarding Off-Street Parking Requirements for Commercial Uses within the 
Downtown (DT) Zoning District – Alexandra Cramer 

6. Second Reading of Ordinance 26-04, an Ordinance amending Chapter 18 of The Town of Elizabeth 
Municipal Code by the addition thereto of a New Article XVI adopting the Wildfire Resiliency Code – 
Kathryn Sellars 

Public Hearing 

7. Elizabeth Firefighters Community Foundation, First Responders Day / Chili Cookoff Special Event Liquor 
License application – Michelle Oeser 

New Business 

8. Discussion and possible action on approval of the Elizabeth Firefighters Community Foundation, First 
Responders Day / Chili Cookoff Special Event Liquor License application – Michelle Oeser 

9. Elizabeth Firefighters Community Foundation First Responders Day / Chili Cookoff Sponsorship – Megan 
Gardner 

Public Hearing 

10. Pines and Plains Libraries Foundation, Elizabeth Brew Fest Special Event Liquor License application – 
Michelle Oeser 

New Business 

11. Discussion and possible action on approval of the Pines and Plains Libraries Foundation, Elizabeth Brew 
Fest Special Event Liquor License application – Michelle Oeser 

12. Discussion and possible action on Hillside paving bids – James McErnie 

Management Monitoring Reports 

13. Management Monitoring Reports 

Board of Trustees Report 

14. Board Reports 

Minutes 
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15. Minutes of the Historic Advisory Board Meeting of February 9, 2026 

16. Minutes of the Main Street Board of Directors Meeting of February 9, 2026 

Executive Session 

17. To determine positions relative to matters that may be subject to negotiations; developing strategy for 
negotiations; and instructing negotiators, pursuant to C.R.S. § 24-6-402 (4)(e) and to hold a conference 
with the Town’s attorney to receive legal advice on specific legal questions, pursuant to C.R.S. § 24-6-
402(4)(b), concerning options related to Street Scape Project. 

Adjournment 
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Meeting Protocol and Standards of Conduct 
Public Participation 

 
 
 
Public comment is encouraged and will be listed as an agenda item at every regular Board meeting. 
 
Each individual wishing to be heard during the public comment period will be given up to three (3) minutes to make a 
comment. 
 
The public comment period will not be used to make political endorsements or for political campaign purposes. 
 
Questions from the Board will be for clarification purposes only. Public comment will not be used as a time for problem 
solving or reacting to comments made but, rather, for listening to the comments of citizens without taking any formal 
action. 
 
The Board may direct the Town Administrator to provide information requested by a speaker during the public comment 
period. 
 
Speakers are not allowed to make belligerent, accusatory, impertinent, slanderous, threatening, abusive, or disparaging 
comments. 
 
The Mayor may elect to defer public comment on a specific issue that appears on the regular agenda until that specific 
item is addressed. 
 
The Mayor may call for order when sidebar conversations occur in the audience. Those conversations are distracting 
from the Board addressing the topics at hand. 
 
Members of the public who do not follow proper conduct after a warning in a public meeting may be barred from 
further participation at that meeting or removed from the Board Chambers pursuant to the Elizabeth Municipal Code 
and Colorado Revised Statutes. 
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Town of Elizabeth 

   
Board of Trustees Regular Meeting - Record of Proceedings 

Tuesday, March 10, 2026 at 7:00 PM 
Town Hall, 151 S. Banner Street 

  
Call to Order 

Roll Call 

Present: 
Mayor Angela Ternus 
Mayor Pro Tem Tracy Hutchins 
Trustee Loren Einspahr 
Trustee Dave Conley 
Trustee Michael Schroder 
Trustee Steve Gaither 
 
There was a quorum to do business. 
 
Also in Attendance:  
Interim Town Administrator Chris Lowe 
Town Clerk Michelle Oeser 
Planner/Project Manager Alexandra Cramer 

Pledge of Allegiance 

Mayor Ternus led the Board in the Pledge of Allegiance. 

Public Comment 
This is a meeting of the Board of Trustees held in public. We welcome you here and thank you for your time 
and concerns. When you are recognized, please stand and state your name and address to the Board. Your 
comments will be limited to 5 minutes. If many speakers are anticipated, the Mayor may (a) shorten the time 
limit; (b) ask speakers to limit themselves to new information and points of view not already covered by 
previous speakers; and/or (c) limit the total time of public comment to allow the Board to proceed to consider 
items set on the regular meeting agenda. The Board of Trustees may not respond to your comments during 
this meeting, but rather take your comments and suggestions under advisement and your questions will be 
directed to the appropriate person or department for follow-up. Personal attacks against Board Members, 
Administrative Staff, or Employees will not be recognized. If a response from Staff is requested, the Mayor will 
direct Staff to have a response at the next regularly scheduled Board meeting. 

Don Means — Elbert County Resident and Town Business Owner 
Paul Schwarzkopf - Town of Elizabeth Resident 

Agenda Changes 

No changes from Administration. 
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No changes from the Board. 
 
Agenda set. 

Consent Agenda 

1. Minutes of the Regular Meeting of February 24, 2026 

Motion by Mayor Pro Tem Hutchins, seconded by Trustee Gaither, to approve the Consent Agenda.  
Voting Yes:  Mayor Ternus, Mayor Pro Tem Hutchins, Trustee Einspahr, Trustee Conley, Trustee Schroder, 
Trustee Gaither  
Voting No:    None  
 
Motion Passed Unanimously (6-0) 

New Business 

2. Discussion and possible action on the appointment of Jennifer Malley to the Planning Commission with a 
term through December 31, 2029 – Alexandra Cramer 

Ms. Cramer provided a Staff report. 
Ms. Malley introduced herself to the Board. 
 
Motion by Mayor Pro Tem Hutchins, seconded by Trustee Schroder, to approve the appointment of Jennifer 
Malley to the Planning Commission with a term through December 31, 2029.  
Voting Yes:  Mayor Ternus, Mayor Pro Tem Hutchins, Trustee Einspahr, Trustee Conley, Trustee Schroder, 
Trustee Gaither  
Voting No:    None  
 
Motion Passed Unanimously (6-0) 
 
Mayor Ternus closed the Regular Meeting and opened the Public Hearing at 7:17 PM. 

Public Hearing 

3. Amending Lot Width requirements in R-2, R-TH, and R-3 Zoning Districts — Alexandra Cramer 

Ms. Cramer provided a Staff report. 
 
Mayor Ternus opened the Public Hearing for public comment. 
 
Paul Schwarzkopf - Town of Elizabeth Resident 
 
Mayor Ternus closed the Public Hearing and reopened the Regular Meeting at 7:20 PM. 

New Business 

4. Discussion and possible action on Ordinance 26-06, an Ordinance amending Table 16-2 (Residential 
Dimensional Standards) of Section 16-1-40 of the Town of Elizabeth Municipal Code regarding Minimum 
Lot Width Requirements for the R-2, R-TH, and R-3 Zoning Districts – Alexandra Cramer 

Motion by Trustee Conley, seconded by Trustee Einspahr, to approve Ordinance 26-06, an Ordinance 
amending Table 16-2 (Residential Dimensional Standards) of Section 16-1-40 of the Town of Elizabeth 
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Municipal Code regarding Minimum Lot Width Requirements for the R-2, R-TH, and R-3 Zoning Districts. 
Voting Yes:  Mayor Ternus, Mayor Pro Tem Hutchins, Trustee Einspahr, Trustee Conley, Trustee Schroder, 
Trustee Gaither  
Voting No:    None  
 
Motion Passed Unanimously (6-0) 
 
Mayor Ternus closed the Regular Meeting and opened the Public Hearing at 7:36 PM. 

Public Hearing 

5. Amending Off-Street Parking requirements for Downtown – Alexandra Cramer 

Ms. Cramer provided a Staff report. 
 
Mayor Ternus opened the Public Hearing for public comment. 
 
David Cox — Elbert County Resident, Town Business Owner 
Shelly Mango — Douglas County Resident 
Linda Bulmer — Douglas County Resident, Town Business Owner 
Paul Schwarzkopf — Town of Elizabeth Resident 
 
Mayor Ternus closed the Public Hearing and reopened the Regular Meeting at 8:02 PM. 

New Business 

6. Discussion and possible action on Ordinance 26-07, an Ordinance amending Section 16-6-10 of the Town 
of Elizabeth Municipal Code regarding Off-Street Parking Requirements for Commercial Uses within the 
Downtown (DT) Zoning District – Alexandra Cramer 

Motion by Trustee Conley, seconded by Trustee Gaither, to approve Ordinance 26-07, an Ordinance amending 
Section 16-6-10 of the Town of Elizabeth Municipal Code regarding Off-Street Parking Requirements for 
Commercial Uses within the Downtown (DT) Zoning District. 
Voting Yes:  Trustee Einspahr, Trustee Conley, Trustee Gaither  
Voting No:    Mayor Ternus, Mayor Pro Tem Hutchins, Trustee Schroder  
 
Motion Failed (3-3) 
 
The Board directed Staff to bring an amended version of the proposed Ordinance to a future meeting. 
 
Mayor Ternus closed the Regular Meeting and opened the Public Hearing at 8:52 PM. 

Public Hearing 

7. Discussion and possible action on Ordinance 26-08, an Ordinance amending Section 16-2-40 of the 
Elizabeth Municipal Code regarding Site Plan Approval Documentation and Stamping Procedures – 
Alexandra Cramer 

Ms. Cramer provided a Staff report. 
 
Mayor Ternus opened the Public Hearing for public comment. 
There was no public comment. 
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Mayor Ternus closed the Public Hearing and reopened the Regular Meeting at 8:55 PM. 

New Business 

8. Discussion and possible action on Ordinance 26-08, an Ordinance amending Section 16-2-40 of the 
Elizabeth Municipal Code regarding Site Plan Approval Documentation and Stamping Procedures – 
Alexandra Cramer 

Motion by Mayor Pro Tem Hutchins, seconded by Trustee Schroder, to approve Ordinance 26-08, an 
Ordinance amending Section 16-2-40 of the Elizabeth Municipal Code regarding Site Plan Approval 
Documentation and Stamping Procedures.  
Voting Yes:  Mayor Ternus, Mayor Pro Tem Hutchins, Trustee Einspahr, Trustee Conley, Trustee Schroder, 
Trustee Gaither  
Voting No:    None  
 
Motion Passed Unanimously (6-0) 

Management Monitoring Reports 

9. Management Monitoring Reports 

• Interim Chris Lowe: 
o There will be an executive session scheduled soon. 
o Mayor Ternus discussed the fire in Gold Creek and Legacy Village. 

• Town Clerk Michelle Oeser: 
o Mayor Ternus asked about Ms. Ritter finishing her 3rd year of Clerks Institute. 
o Mr. Reilly has started the process to get his Notary. 
o Discussion on working with the Town of Kiowa on upcoming events.  

 
  
Board of Trustees Report 

10. Board Reports 

No board reports at this time. 

Minutes 

11. Minutes of the Planning Commission Meeting of October 7, 2025 

Adjournment 

Motion by Mayor Pro Tem Hutchins, seconded by Trustee Conley, to adjourn the meeting at 9:10 PM.  
Voting Yes:  Mayor Ternus, Mayor Pro Tem Hutchins, Trustee Einspahr, Trustee Conley, Trustee Schroder, 
Trustee Gaither  
Voting No:    None  
 
Motion Passed Unanimously (6-0) 
 
________________________________________                 _________________________________________ 
Town Clerk Michelle Oeser                                                          Mayor Angela Ternus 
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▪ PO Box 159, 151 S. Banner Street ▪ Elizabeth, Colorado 80107 ▪ (303) 646-4166  
▪ Fax: (303) 646-9434 ▪ www.townofelizabeth.org 

TOWN OF ELIZABETH 

COMMUNITY DEVELOPMENT DEPARTMENT 

 
To: Honorable Mayor and Board of Trustees 
From: Alexandra Cramer, AICP, Planner/Project Manager 
Date: March 24th, 2026 
Subject: MSBOD Appointment 

 
Summary 
The Town has received a letter of interest for one (1) Main Street Board of Director term that expires 
at the end of March 2026. Carrie Wedel has applied to be reinstated to the Main Street Board of 
Directors for a full three-year term. The term for the position would start from March 31st, 2026 
through March 31st, 2029. The Main Street Board of Directors has seven (7) seats with three (3) year 
terms. The candidate has provided a letter of interest to remain on the board. 
 
Staff Recommendation 
Staff recommends that the Board of Trustees reinstate Carrie Wedel to the Main Street Board of 
Directors for a three-year term starting March 31st, 2026 through March 31st, 2029. 
 
Attachments 
Letter of Interest 
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From: Carrie Wedel
To: Alexandra Cramer
Subject: Main Street Board Appointment
Date: Tuesday, March 17, 2026 2:19:55 PM

Dear Mayor Ternus, Mayor Pro Tem Hutchins and Board of Trustees, 

I am writing to formally express my interest in continuing my service on the Main Street
Board and to request an extension of my term.
As a community member and someone who calls Elizabeth my home, I want to express my
appreciation to you for allowing me to serve and hope that you will see my service as
valuable. 
During my time on the Main Street Board, we have worked to improve the support for Main
Street businesses by supporting the streetscape project, creating a successful facade grant
program, supporting community events on Main Street and promoting Main Street with a
website to bring the community together. The Town is also proud winners of the award for
Colorado Main Street of the Year! 

Through it all, I feel more proud and more energized to continue to support the heart of
Elizabeth - Main Street. 

Thank you for your consideration.

Carrie Wedel
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 TOWN OF ELIZABETH 
MICHELLE M. OESER TOWN CLERK / ADMINISTRATIVE SERVICES DIRECTOR 

 

 
▪ PO Box 159, 151 S. Banner Street ▪ Elizabeth, Colorado 80107 ▪ (303) 646-4166  

▪ Fax: (303) 646-9434 ▪ www.townofelizabeth.org 
 

 

TO:  Honorable Mayor and Board of Trustees 
FROM:  Michelle Oeser Town Clerk 
DATE:  March 24, 2026 
SUBJECT: Ward 3 Appointment 

______________________________________________________________________________ 
 
SUMMARY 

Staff received two applications for the open Ward 3 Board seat. Both applicants reside within 
Ward 3 and meet all qualifications and requirements for appointments. 

The Board has been provided with a list of standard interview questions and will conduct 
individual interviews with each candidate. The candidates must be asked the same set of 
questions. Following the interviews, the Board will discuss the applications and determine 
whether to appoint one of the candidates to fill the vacancy. 

The appointed individual will serve in this role through the November 3, 2026, election until the 
newly elected Board member is officially seated. 

STAFF RECOMMENDATION 
Staff will not provide a recommendation on this appointment.   
 
ATTACHMENTS(S) 
Applications 
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Tony Atencio 
       

 

Continued... 

Systems/Application/Data Analyst 
Highly accomplished Systems, Application, and Data Analyst with over 24 years of experience in database 
administration, business intelligence, and software development. Adept at optimizing data processes, 
designing enterprise solutions, and enhancing system functionalities. Recognized for problem-solving, process 
improvement, and driving operational efficiency. Passionate about leveraging technology to streamline 
workflows and enhance business outcomes. 

Core Competencies: 
✔ Business Intelligence & Analytics | ✔ SQL Query Optimization | ✔ Data Warehousing | ✔ ETL & SSIS 
Development | ✔ Systems Analysis & Design | ✔ HL7 & Healthcare IT Integration | ✔ Cache/IRIS ObjectScript 
Mumps | ✔ Reporting & Dashboard Development | ✔ Data Integrity & Process Automation |  ✔ Midas Care 
Management Subject Matter Expert  

Professional Experience 
Veterans EZ Infor, Inc. (VetsEZ) – Remote (02/2025 – Present) 
Sr VistA MUMPS Developer SME 

 Supporting the Department of Veterans Affairs (VA) Health Middleware and Data Management (HMDM) 
Development, Security, and Operations (DevSecOps) Support project.  

 Writes, modifies, and maintains clean, scalable MUMPS code for the VistA system. 
 Implement new functionalities based on user requirements and propose system enhancements. 
 Maintain system performance and address security vulnerabilities. 
 Address defects, produce bug fixes, and remediate POA&M’s. 
 Integrates VistA with other healthcare systems, ensuring seamless data exchange using HL7 and other protocols. 
 Design, develop, and manage databases within the VistA environment. 
 Provides technical support, troubleshoots issues, and communicates system functionalities to users. 
 Participates in code reviews, quality assurance activities, and enhances the M-Unit framework with the VistA-Kernel 

module. 
 Keep up to date with MUMPS programming and healthcare IT advancements. 

Stanford Medicine Health Care – Remote (03/2022 – 01/2025) 
Lead Clinical Systems Analyst 

 Successfully transformed Midas Care Management and Statit from single-facility applications to enterprise-level 
systems, increasing the number of users from 1,000 to over 2,200. 

 Implemented MS SQL Server with Visual Studio for automated ETL functions and data management. 
 Promoted to Lead Clinical Systems Analyst in less than two years. 
 Automated all flat file data loads into Midas using MS SQL Server and Visual Studio SSIS packages. 
 Developed an automated ETL process for Midas data, supporting SHC and SMP Patient Safety Tableau dashboards. 
 Conducted an aesthetic overhaul of all SAFE reporting forms for all facilities as part of a beautification project. 
 Led and successfully implemented a Midas archive server, Midas staging area, and server upgrades for Midas and 

Statit, collaborating closely with Infrastructure, Integration, Reporting, and Help Desk teams. 
 Implemented the Epic link to SAFE functionality for streamlined reporting of patient safety events, resulting in a 6% 

increase in SAFE submissions within the first month of use. 
 Manages and oversees the Midas/Statit System Administrator functions for the facility by facilitating biweekly status 

meetings and providing education. 
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Tony Atencio 
  

 
 Assists in developing a training program for the Inpatient Clinical Applications team by designing and implementing a 

training record-keeping system for cross-training, utilizing Excel VBA. 
 Implemented an automated weekly ETL process for provider data across all facilities, enhancing data accuracy and 

reliability. 
 Established documentation standards for Knowledge Base articles by creating new processes and updating existing 

articles. 
 Provides tier-3 support for Midas and Statit applications. 
 Responsible for all Midas HL7 and Flat File interfaces, which includes maintaining, troubleshooting, modifying, and 

leading the implementation of all related projects. 
  Continuously identifies opportunities for functional and stability improvements in Midas and Statit, and creates 

documentation for all new and modified processes, including projects. 

University of Maryland Medical System – Remote (10/2021 – 03/2022) 
Systems Application Analyst IV 

 Served as the Midas Subject Matter Expert for all projects related to integration with the system. Designed file load 
specifications for flat file interfaces from Epic into Midas dictionaries, focus studies, and patient data loads.   

 Led complex analysis, design, development, testing, and support services for Midas Care Management, Statit, and 
Datavision.   

 Within the first month of employment, several Opportunities for Improvement (OFI) were identified, including 
interface data integrity issues and unknown interface codes. Led a cross-team collaboration effort to resolve these 
issues.   

 Managed three Midas Care Management servers and six Statit servers, including monthly validation of Windows 
patching, application version upgrades, and quarterly Midas software patching.   

 Provided tier-2 support for application incidents reported through the help desk, including 24/7 on-call coverage as 
required.   

 Authored several process documents for Midas System Administrators, detailing training, troubleshooting, and 
system information.   

 Developed testing scripts and performed validation for quarterly updates of Midas Datavision Core Measures.   
 Prepared change management application requests per company and vendor policies and specifications.   
 Developed automated ETL processes using SSIS and MS SQL Server to synchronize data across multiple 

environments.   
 Created an MS Excel dashboard for meeting minutes archiving and dashboarding, utilizing VBA. 

 
Christus Health - Irving, TX (08/2019 – 07/2021) 
Senior Database Administrator 

 Managed and maintained the MidasPlus relational database and application. 
 Improved the ETL (Extract, Transform, Load) and data reporting processes by incorporating automation and data 

cleanup. 
 Designed and implemented report automation using SQL Server Integration Services (SSIS) and Microsoft SQL Server 

stored procedures to generate flat files for dashboard and data lake usage. 
 Developed complex SQL queries in Intersystems Cache SQL (CSQL) and Knowledge-Based Systems SQL (KBSQL) for 

data reporting, integrating with Python, used in automation for Core Measures, including Perinatal and Sepsis 
metrics. 

 Created and implemented several Cache Objectscript routines for data maintenance and reporting within the 
MidasPlus relational database. 

 Developed an Excel workbook for web scraping using VBA to assist with provider data maintenance and cleanup. 
 Wrote and maintained HL7 and flat file inbound and outbound interfaces. 
 Managed four MidasPlus servers integrated with Meditech, Epic, NaviHealth, Statit, and Optum. 
 Designed and developed a flat file interface for Wellcentive integration using Cache Objectscript. 
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 Tony Atencio 
  
 
Conduent – Tucson, AZ (10/2011 – 08/2019) 
Software Engineer II, Sr Systems Analyst 

Software Engineer II (01/2018 – 08/2019) 

 **Lead Midas Integration and Midas Systems Engineer for Hospital Corporation of America (HCA)** 
 Integrated Meditech, Epic, and Cerner EMR systems with the Midasplus Care Management application. 
 Designed and implemented customized Cache ObjectScript enhancements and revisions for alerts, emails, and data 

maintenance. 
 Analyzed and rewrote numerous client SQL queries and report definitions, improving efficiency and accuracy by 

90%. 
 Developed several tools for gathering statistics, including report definition usage, error capturing, completion time, 

and scheduling using Cache ObjectScript. 
 Delivered solutions in a timely manner, in accordance with HCA standard operating procedures and standards, 

completing system preparation for upgrades one week ahead of schedule. 
 Served as the key engineer for the system upgrade to the latest version of Midasplus Care Management, logging all 

custom routines and rewriting several for compatibility. 
 Worked on-site with HCA every other week as a client-facing liaison and dedicated engineer. 

Senior Systems Analyst (10/2011 – 12/2017) 

 Served as a Subject Matter Expert (SME) for indicator and reporting tools, offering comprehensive support, analysis, 
and training. 

 Troubleshot, analyzed, and resolved hardware and software issues for all Midas+ products, including Windows 
servers and workstations. 

 Developed and implemented data-finding tools and utilities that improved troubleshooting time by 50%, 
streamlined the resolution process, and increased client and end-user satisfaction. 

 Provided clients with dynamic analytical and statistical support through problem-solving, education, and the 
development of solutions to minimize production impact. 

 Created an intersystem integration troubleshooting and repair program using Cache ObjectScript, which provided 
support personnel with common issues and solutions, reducing ticket resolution time by 65%. 

Technical Proficiencies 

Platforms: Windows 11,10; Server 2019 

Data 
Analysis: 

Intersystems Cache/IRIS ObjectScript, MUMPS, MS SQL, HTML, KBSQL, Cache SQL, Advanced Excel 
Functions, VBA, System Administration, SSIS Packages, Python, Problem Solving and Troubleshooting 

Data 
Management: 

Database Design and Management, Data Analysis, Data Quality Assessment, Data Warehousing, Tech 
Support, Data Mining, Data QA, Relational Databases, HL7/Flat File Interfaces, Dashboards 

Applications: Intersystems Cache/IRIS, Excel, Visual Studio, MS SQL Server Management Studio, SSIS, Midasplus 
Care Management, DBeaver 

Professional Development and Credentials 

Master of Science in Management 4.0 GPA, Graduated with Distinction, 2009 
Embry-Riddle Aeronautical University  

Bachelor of Science in Management of Technical Operations, magna cum laude, 2004 
Embry-Riddle Aeronautical University  

Page 14 of 157



Tony Atencio 
  

 
Park University  
Numerous classes taken in Computer Science  
Relevant Courses: Java, C++, R, SQL, Python 
 
US Air Force Veteran 
1997 – 2003 (Active-Duty US Air Force) 
2014 - 2017 (Arizona Air National Guard) 
Security Clearance: Secret (USAF, ANG), Public Trust II 
 
Midas Certified System Manager 
 
Stanford Medicine Inpatient Systems & Services Employee of the Month – July ‘23, December ‘24 
 
Google Data Analytics Professional Certificate  
 
Developing with InterSystems Objects and SQL Training Certificate 
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APPLICATION FOR APPOINTMENT TO THE TOWN OF ELIZABETH 
BOARD OF TRUSTEES 

Name: _________________________________________________ 

Physical Address: ________________________________, Elizabeth, Colorado 80107* 

Mailing Address: _________________________________ (if different than physical address) 

Telephone Number: _______________________________ 

Email Address: ___________________________________ 

Preferred Method of Contact:  Email ______ Telephone ______ Other ______ 

Years of Residency in the Town of Elizabeth: _____________ 

Are you registered to vote in Elbert County, Colorado? Yes______  No______ 

Number of Board of Trustee Meetings Attended in Last Six (6) Months?  ____________ 

Number of Public Meetings (any type) Attended in Last Six (6) Months? ____________ 

Place of Employment:  ________________________________ (For conflicts of interest only). 

Did you vote in the Town’s most recent election? Yes______  No______ 

Please attach your resume or curriculum vitae to this application. 

*Note – An Elizabeth mailing address does not necessarily mean you reside in the jurisdictional 

boundaries of the Town of Elizabeth.  If you are unsure if you are a Town resident, please call the 
Elizabeth Town Clerk to verify. 

Please respond to the following questions. Feel free to attach additional pages as may be necessary. 

1. Have you ever held an elected office?  If so, please provide the location, length of service, 
and any positions held: 

Version 1: Adopted 9/26/2023 
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2. Past and Present memberships on a Board, Committee, or Task Force in the public sector 
(business, civic, community, religious, political, professional, recreational or social). Please 
provide the name of the organization, role/title/position, and dates of service. 

3. Please list all other volunteer experiences. 

4. What do you consider the two (2) most important challenges facing the Town of Elizabeth 
in the next few years? What do you think should be done? 

5. What is something you would like to change about the operations of the Town of Elizabeth, 
and how would you change that item? 

6. Please list any skills or expertise, if selected, you would bring to the Board of Trustees? 

7. What papers, documents, websites, or other information did you review in anticipation of 
submitting this application to the Board of Trustees? 

Version 1: Adopted 9/26/2023 
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8. Why do you want to serve on the Board of Trustees for the Town of Elizabeth? 

9. If you are appointed to the Board of Trustees, are you willing to run for the position again?  

Why or why not? 

10. Do you have any experience in accounting, reviewing budgets, bookkeeping or related 
fields?  Please explain. 

11. An appointment to the Board of Trustees requires several orientation meetings with 

Department Heads and the Town Administration, preparing for bi-monthly Board Meetings, 

attendance at bi-monthly Board meetings, meeting with residents and citizens, occasional Saturday 

workshops, attendance at Town Events, and other official duties. Are you able and willing to 
devote the necessary time to the position? 

12. Please provide any additional information that you believe is valuable for the Board in 
making its decision for your potential appointment to the Board of Trustees. 

13. Are you aware of any conflicts of interest – perceived or actual – that would require you to 
recuse yourself from participating in certain actions by the Board of Trustees? 

Version 1: Adopted 9/26/2023 
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____________________________________ 
Signature 

By submitting this application, you acknowledge that the role of Trustee requires active 
participation in the political process. If selected as Trustee, you acknowledge you will meet the 

obligations required of you under the Town Code, Colorado Law, and the Town of Elizabeth Code 
of Conduct for Elected Officials. 

Version 1: Adopted 9/26/2023 
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Deborah Kula ,  P.E.  
 

 

PROFESSIONAL SUMMARY 

Public sector leader with 30+ years of experience in infrastructure planning, regulatory oversight, 

and fiscal management. Currently manage a $4.5 million public budget and lead cross-functional 

teams serving Douglas County residents. Experienced in presenting to elected officials and 

engaging diverse stakeholders. Committed to responsible growth, transparency, and long-term 

community sustainability. 

 

PROFESSIONAL EXPERIENCE 

Special Projects Engineer 

Douglas County Government | 2022–Present 

• Lead development of the County’s stormwater asset management program to strengthen 

long-term infrastructure planning. 

• Manage a $4.5 million annual budget and supervise a team of four staff members. 

• Prepare contracts, oversee project execution, and coordinate across departments and 

community stakeholders. 

• Present technical and policy-related information in public meetings and support informed 

decision-making. 

Development Review Engineer 

Douglas County Government | 2014–2022 

• Reviewed and evaluated complex development proposals for compliance with County 

standards. 

• Prepared variances and delivered presentations to leadership and the Board of County 

Commissioners. 

• Collaborated with regional agencies to align standards and improve consistency across 

jurisdictions. 

• Contributed to process improvements that enhanced efficiency and transparency. 

Erosion Control Inspection Supervisor 

City of Aurora | 2009–2014 

• Co-led the comprehensive rewrite of the City’s erosion control manual to align with 

updated state regulations. 
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• Provided training to contractors, staff, and industry groups to ensure consistent 

implementation and compliance. 

• Strengthened program oversight and accountability through updated procedures and 

education. 

Project Engineer 

LB Engineering, Inc., Bend, OR | 2007–2009 

• Prepared planning and engineering documents for private development projects. 

• Developed project budgets and participated in public hearings as needed. 

 

COMMUNITY INVOLVEMENT 

• Aurora Highline Canal Clean-Up 

• Aurora Water Festival 

• Foster Home & Volunteer Driver, Pet Adoption Network 

• Bend Schools – Read to Children Program 

• Denver Jaycees 

 

CORE LEADERSHIP STRENGTHS 

Fiscal Oversight | Strategic Planning | Public Engagement 

Collaborative Leadership | Regulatory Governance | Problem-Solving 
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APPLICATION FOR APPOINTMENT TO THE TOWN OF ELIZABETH 
BOARD OF TRUSTEES 

Name: _________________________________________________ 

Physical Address: ________________________________, Elizabeth, Colorado 80107* 

Mailing Address: _________________________________ (if different than physical address) 

Telephone Number: _______________________________ 

Email Address: ___________________________________ 

Preferred Method of Contact:  Email ______ Telephone ______ Other ______ 

Years of Residency in the Town of Elizabeth: _____________ 

Are you registered to vote in Elbert County, Colorado? Yes______  No______ 

Number of Board of Trustee Meetings Attended in Last Six (6) Months?  ____________ 

Number of Public Meetings (any type) Attended in Last Six (6) Months? ____________ 

Place of Employment:  ________________________________ (For conflicts of interest only). 

Did you vote in the Town’s most recent election? Yes______  No______ 

Please attach your resume or curriculum vitae to this application. 

*Note – An Elizabeth mailing address does not necessarily mean you reside in the jurisdictional 

boundaries of the Town of Elizabeth.  If you are unsure if you are a Town resident, please call the 
Elizabeth Town Clerk to verify. 

Please respond to the following questions. Feel free to attach additional pages as may be necessary. 

1. Have you ever held an elected office?  If so, please provide the location, length of service, 
and any positions held: 

Version 1: Adopted 9/26/2023 
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2. Past and Present memberships on a Board, Committee, or Task Force in the public sector 
(business, civic, community, religious, political, professional, recreational or social). Please 
provide the name of the organization, role/title/position, and dates of service. 

3. Please list all other volunteer experiences. 

4. What do you consider the two (2) most important challenges facing the Town of Elizabeth 
in the next few years? What do you think should be done? 

5. What is something you would like to change about the operations of the Town of Elizabeth, 
and how would you change that item? 

6. Please list any skills or expertise, if selected, you would bring to the Board of Trustees? 

7. What papers, documents, websites, or other information did you review in anticipation of 
submitting this application to the Board of Trustees? 

Version 1: Adopted 9/26/2023 
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8. Why do you want to serve on the Board of Trustees for the Town of Elizabeth? 

9. If you are appointed to the Board of Trustees, are you willing to run for the position again?  

Why or why not? 

10. Do you have any experience in accounting, reviewing budgets, bookkeeping or related 
fields?  Please explain. 

11. An appointment to the Board of Trustees requires several orientation meetings with 

Department Heads and the Town Administration, preparing for bi-monthly Board Meetings, 

attendance at bi-monthly Board meetings, meeting with residents and citizens, occasional Saturday 

workshops, attendance at Town Events, and other official duties. Are you able and willing to 
devote the necessary time to the position? 

12. Please provide any additional information that you believe is valuable for the Board in 
making its decision for your potential appointment to the Board of Trustees. 

13. Are you aware of any conflicts of interest – perceived or actual – that would require you to 
recuse yourself from participating in certain actions by the Board of Trustees? 

Version 1: Adopted 9/26/2023 
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____________________________________ 
Signature 

By submitting this application, you acknowledge that the role of Trustee requires active 
participation in the political process. If selected as Trustee, you acknowledge you will meet the 

obligations required of you under the Town Code, Colorado Law, and the Town of Elizabeth Code 
of Conduct for Elected Officials. 

Version 1: Adopted 9/26/2023 
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  TOWN OF ELIZABETH 

 COMMUNITY DEVELOPMENT DEPARTMENT 
 

 
▪ PO Box 159, 151 S. Banner Street ▪ Elizabeth, Colorado 80107 ▪ (303) 646-4166 ▪ Fax: (303) 646-4166 ▪ 

www.townofelizabeth.org 

 

TO:   Board of Trustees    

FROM:   Alexandra Cramer, Planner/Project Manager 

DATE:   March 24th, 2026 

SUBJECT:  Ordinance 26-07 – Off-Street Parking Requirements, Downtown (DT) Zoning District  

 

EXECUTIVE SUMMARY 

This memo accompanies a revised version of Ordinance 26-07, which returns to the Board following the 
March 10, 2026 meeting. The original staff memo, which contains the full background, analysis, and 
proposed amendment detail, is attached for reference. 

SUMMARY OF REVISION 

One amendment has been made to the ordinance at the direction of the Board following the March 10 
meeting. No other changes were requested or made. The Town Attorney has been consulted on the 
revised language. 

The amendment is reflected in Section 2 of the ordinance and adds a mandatory review provision. Upon 
adoption, the Town Administrator or designee is directed to monitor the application of the Downtown 
parking provisions and provide the Board with a structured opportunity to evaluate the impact of the 
ordinance no sooner than two years and no later than five years from the effective date. 

An earlier review may be initiated if monitoring data indicates that parking utilization in the Downtown 
District is approaching or exceeding sustainable thresholds — meaning the public supply is no longer 
adequately serving the district. In that circumstance the Board would convene a review before the five year 
mark. Regardless of whether an earlier review is triggered, the Board will conduct a full evaluation no later 
than five years from the effective date, at which point it would assess whether the ordinance should remain 
as adopted or whether adjustments to the parking framework are warranted. 

This provision does not alter the substance of what the ordinance accomplishes. What it does is pair a 
meaningful policy reform with a structured accountability mechanism — one that ensures outcomes are 
measured, reported, and acted upon if warranted. Staff believes the ordinance is stronger for it. 

 

Page 27 of 157



 
 

STAFF RECOMMENDATION 

Staff recommends the Board of Trustees approve Ordinance 26-07. 

ATTACHMENTS 

1. Ordinance 26-07  
2. Original Staff Memo dated March 10, 2026. 
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ORDINANCE 26-07 

AN ORDINANCE AMENDING SECTION 16-6-10 OF THE TOWN OF 
ELIZABETH MUNICIPAL CODE REGARDING OFF-STREET PARKING 
REQUIREMENTS FOR COMMERCIAL USES WITHIN THE DOWNTOWN (DT) 
ZONING DISTRICT 

BE IT ORDAINED BY THE BOARD OF TRUSTEES FOR THE TOWN OF 
ELIZABETH, COLORADO, THAT: 

Section 1. Subsection (c) of Section 16-6-10 of the Town of Elizabeth Municipal Code is 
hereby repealed and reenacted to read as follows: 

(c) Downtown (DT) Zoning District — Commercial Parking Requirements.

(1) Minimum off-street parking space requirements under subsection (b) of
this Section shall not apply to nonresidential land uses within the Downtown (DT)
zoning district. No fee in lieu for parking shall be required as a condition of
certificate of occupancy issuance for nonresidential land uses within the
Downtown (DT) zoning district.

(2) Accessible parking spaces shall be provided in accordance with subsection
(f) of this Section and all applicable state and federal law

(3) Parking Management Plan. All proposed new commercial buildings within
the Downtown (DT) zoning district exceeding seven thousand five hundred
(7,500) square feet of usable floor area shall submit a Parking Management Plan,
prepared by a qualified traffic or transportation engineering firm, as part of the
site plan application. The plan shall be subject to the review and approval of the
Town's Traffic Engineer prior to site plan approval. The cost of preparation shall
be borne by the applicant. This requirement applies to new construction only, and
shall not be triggered by changes of use, tenant improvements, or additions to
existing buildings. For the avoidance of doubt, demolition of an existing structure
and construction of a new building on the same lot shall be considered new
construction for purposes of this subsection.

(4) Parking Management Plan Contents. A Parking Management Plan shall be
prepared by a licensed professional engineer or certified transportation planner
with demonstrated experience in parking and traffic analysis. The plan shall be
subject to the review and written approval of the Town’s Traffic Engineer and
shall include the following:

a. An assessment of anticipated parking demand based on the proposed use,
hours of operation, and expected patronage;
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b. A description of how parking demand will be addressed, including any on-
site parking provided and the proximity and availability of public parking
facilities;

c. Identification of applicable transportation demand management strategies,
such as bicycle parking, pedestrian access improvements, or transit connections;
and

d. A commitment to monitor parking conditions and implement adjustments
if parking-related issues are identified following occupancy.

(5) Monitoring. Staff shall conduct parking utilization counts within the
Downtown (DT) zoning district on a bi-annual basis for the first two (2) years
following the effective date of this ordinance and shall provide an annual report to
the Planning Commission and the Board of Trustees summarizing utilization data
and any identified concerns. A comprehensive programmatic review shall be
conducted at the conclusion of the two-year monitoring period, at which time staff
shall recommend to the Board of Trustees whether to continue, modify, or expand
the provisions of this subsection.

(6) Reservation of Authority. Nothing in this subsection shall limit the
authority of the Board of Trustees to adopt additional parking management
measures within the Downtown (DT) zoning district, including but not limited to
on-street time restrictions, residential permit parking programs, or enhanced
parking management plan requirements, should monitoring data indicate the need
for such measures.

Section 2.  The Board of Trustees directs that the Town Administrator or the Town 
Administrator’s designee monitor the application of Subsection (c) of Section 16-6-10 as set forth 
above, and provide the Board with the opportunity to review the impact of the changes herein no 
sooner than two (2) years and no later than five (5) years from the effective date of this Ordinance 
when conditions within said Downtown (DT) zoning district warrant such review. 

Section 3. Severability. If any section, paragraph, clause, or provision of this Ordinance 
shall for any reason be held to be invalid or unenforceable, the invalidity or unenforceability of 
such section, paragraph, clause, or provision shall not affect any of the remaining provisions of 
this Ordinance, the intent being that the same are severable. 

Section 4. The Board of Trustees hereby finds, determines, and declares that this Ordinance 
is promulgated under the general police power of the Town, that it is promulgated for the health, 
safety, and welfare of the public, and that this Ordinance is necessary for the preservation of health 
and safety and for the protection of public convenience and welfare. The Board of Trustees further 
determines that the Ordinance bears a rational relation to the proper legislative object sought to be 
attained. 
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Section 5. This Ordinance shall become effective thirty (30) days after publication. 

Read and approved at a meeting of the Board of Trustees of the Town of Elizabeth, 
Colorado, this _______ day of _________________, 2026. 

Passed by a vote of _____ for and _____ against and ordered published. 

_____________________ 
Angela Ternus, Mayor 

ATTEST: 

_________________________________ 
Michelle M. Oeser, Town Clerk 
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  TOWN OF ELIZABETH 

 COMMUNITY DEVELOPMENT DEPARTMENT 
 

 
▪ PO Box 159, 151 S. Banner Street ▪ Elizabeth, Colorado 80107 ▪ (303) 646-4166 ▪ Fax: (303) 646-4166 ▪ 

www.townofelizabeth.org 

 

TO:   Board of Trustees    

FROM:   Alexandra Cramer, Planner/Project Manager 

DATE:   March 10th, 2026 

SUBJECT:  Ordinance 26-07 – Off-Street Parking Requirements, Downtown (DT) Zoning District  

 

EXECUTIVE SUMMARY 

Ordinance 26-07 amends Section 16-6-10 of the Elizabeth Municipal Code to eliminate minimum off-street 
parking requirements and the associated fee-in-lieu for commercial uses in the Downtown (DT) zoning 
district. The Planning Commission voted 4-0 to recommend approval at their March 3, 2026 meeting. 

This ordinance comes before the Board at a consequential moment for Main Street. The Town has invested 
over $3 million in streetscape improvements, built a 100+ space public parking lot, earned recognition as 
2024 Colorado Main Street Community of the Year, and utilized professional analysis confirming that 
parking supply is adequate for existing conditions and the anticipated build-out of the district. The 
infrastructure exists. The market demand exists. The public investment has been made. What has not 
followed is the commercial activity that investment was intended to attract — and four years of data leave 
little room for ambiguity about why. 

Since the Board adopted Ordinance 22-01 in January 2022, the fee-in-lieu has collected no revenue. No 
business has utilized the parking reduction option. No new commercial development has occurred on Main 
Street. One of the most prominent buildings in the district sits vacant. Vacant lots remain undeveloped. 
Property owners seeking to convert and retrofit existing structures for commercial use have found the 
regulatory path forward cost-prohibitive. The Town's most development-ready Downtown parcel went to 
RFP in October 2024 and received zero responses. The Board is not being asked to take a leap of faith. It 
is being asked to look at four years of consistent, documented outcomes and draw a straightforward 
conclusion. 

The instinct to preserve a parking requirement is understandable — it feels like protection against spillover, 
against developers cutting corners, against the Town absorbing costs that private investment should bear. 
But that instinct assumes the requirement is doing something. In the Downtown district, it is not. It is not 
generating parking. It is not generating fees. It is not generating development. It is generating vacancies. 
Eliminating the minimum does not mean eliminating parking. Developers, lenders, and tenants all have 
direct financial stakes in getting parking right that far exceed the Town's regulatory interest. What the 
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private market cannot absorb is a mandatory fee obligation that makes a project unfinanceable before a 
single decision about parking has been made. Removing the minimum returns that decision to the people 
with the most to lose if they get it wrong. 

The current requirements impose costs that serve no remaining public purpose. For owners of existing 
buildings, the upgrade trigger converts routine reinvestment — a patio, an accessibility improvement, a 
modest expansion — into a parking compliance obligation their century-old lots cannot physically meet. For 
prospective new development, fee obligations render projects unfinanceable before construction begins. 
The public parking lot the fee-in-lieu was created to fund has been built. The standard it enforces has no 
basis in the actual supply and demand conditions of the Downtown district. What remains is a regulation 
that costs the Town the very investment it has spent years and millions of dollars trying to attract — the 
definition of government getting in its own way. 

Ordinance 26-07 removes those barriers while retaining ADA-accessible parking requirements and 
establishing a Parking Management Plan requirement for new commercial buildings exceeding 7,500 
square feet of usable floor area, subject to review and approval by the Town's Traffic Engineer as part of 
the site plan process. A bi-annual monitoring program with a two-year programmatic review provides the 
Board with tools to respond if conditions warrant. The Town's Traffic Engineer has been consulted 
throughout the development of this proposal and, should the ordinance be approved, has indicated 
willingness to work with staff to prepare both a Parking Management Plan template for applicants to 
reference as part of the site plan process and a monitoring framework to guide staff in conducting the bi-
annual utilization counts. 

Staff recommends approval of Ordinance 26-07. 

BACKGROUND 

In January 2022, the Board of Trustees adopted Ordinance 22-01, reducing Downtown commercial parking 
requirements by 20 percent and establishing a $5,000 per-space fee-in-lieu. The intent was to generate 
capital for public parking construction. In the four years since, the fee has collected no revenue, no 
businesses have used the option, and no new commercial development has occurred on Main Street. 

Meanwhile, the Town completed the investments the fee was meant to fund: the 116-space Main Street 
Depot lot and a $3 million streetscape project adding 95-plus on-street spaces, for a combined addition of 
more than 211 publicly available spaces. The 2022–2023 Olde Town Circulation Study validated that 
parking supply would be adequate for expected development — that conclusion was the professional basis 
for authorizing both projects. 

THE BURDEN ON EXISTING BUILDINGS AND BUSINESSES 

The more consequential problem is what the current requirements do to the buildings and businesses that 
already define Main Street. Most commercial properties along Main Street were constructed in the late 
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1800s and early 1900s, well before Elizabeth adopted a zoning code. These properties are legally non-
conforming — built lawfully under the rules of their era, but not compliant with current dimensional 
standards, including parking. Under Colorado zoning law, certain improvements to a legal non-conforming 
property trigger a requirement to bring the property into compliance with current code. 

In practice, this means a property owner who wants to add a patio, an ADA-accessible restroom, or a few 
hundred square feet of retail space may trigger the parking standard. The lot has no room for parking — 
these are century-old buildings on small old-town lots with no surplus land. The only path forward is the fee-
in-lieu. For many owners, that fee makes the project unviable. The improvement does not happen, 
maintenance is deferred, and buildings the Town most wants to preserve as active commercial properties 
become harder to sustain. 

This is not a hypothetical. It is the lived experience of Downtown property owners today. The current code 
functions as a penalty on reinvestment in the Town's oldest and most irreplaceable commercial buildings — 
the very properties that give Main Street its character and draw people there in the first place. 

Elimination of the parking requirement resolves this directly. Without a mandatory parking standard, 
improvements to legal non-conforming properties will no longer trigger fee obligations, and property owners 
can invest in their buildings without incurring regulatory costs that bear no relationship to actual parking 
supply or demand. 

WHY MAIN STREET IS DIFFERENT 

It is worth addressing directly why the Downtown district warrants a different regulatory approach than other 
commercial areas in Town. The answer is function. Main Street operates as a park-once district: customers 
arrive, leave their car, and move between businesses on foot. Research on multi-stop shopping behavior 
consistently bears this out — studies find that nearly three-quarters of all non-grocery shopping trips involve 
more than one destination, and walkable, clustered commercial environments amplify that effect because 
proximity makes the additional stop easy. 

A customer who says they will not park and walk to a business on Main Street is probably not describing 
their actual behavior. The walk from the Carriages Shoppes to The Nest is roughly 350 feet — the same 
distance as a typical space in the middle of the Walmart parking lot to Walmart's front door. People make 
that walk without thinking about it. The difference is that on Main Street, those 350 feet pass storefronts. 

The businesses that belong in a park-once district are not the ones the current code accommodates. Auto-
oriented uses — service stations, drive-throughs, car washes — generate their own parking because land 
consumption is built into their model. They can absorb a parking requirement. The businesses that want to 
locate on Main Street — cafes, shops, small services — depend on pedestrian activity and shared parking. 
The parking code, as written, accommodates one category and is hostile to the other. That is the 
predictable result of applying a suburban commercial standard to a pre-automobile historic street. 
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WHY THE CURRENT REQUIREMENTS DON'T WORK FOR NEW DEVELOPMENT EITHER 

The parking requirement does not just burden existing buildings — it stops new development before it 
starts. Development projects are financed, not funded out of pocket. Before a bank will commit to a 
commercial loan, it requires a feasible proforma — projected revenue must support projected cost at a 
margin lenders will accept. A regulatory fee obligation that adds six figures to a project's cost before a 
single customer walks through the door does not get financed. It gets abandoned. 

This is not a theoretical concern. The Ayres Associates Redevelopment Roadmap estimated that the Gesin 
Lot — the Town's most development-ready Downtown parcel — carried a parking fee obligation of between 
$290,000 and $440,000. That figure was layered onto a project already facing a $700,000 funding gap 
even with the Town hypothetically contributing the land at no cost. No lender finances a project with that 
structure. The Town issued an RFP for the property in October 2024 and received zero responses. 

The market itself has not rejected Downtown Elizabeth. Professional analysis documents strong 
demographics and a Market Potential Index of 115 for premium dining within a 15-minute drive — well 
above the national benchmark. Private developers and their lenders are not unwilling to invest in Main 
Street. They are unwilling to absorb regulatory costs that serve no functional purpose and that the Town's 
own infrastructure investment has already made redundant. The Town cannot regulate its way to a vibrant 
Main Street, but it can remove the conditions that are preventing one from forming. 

THE FISCAL CASE 

There is a reasonable instinct that requiring developers to contribute to parking infrastructure protects the 
public from bearing that cost, and a natural follow-up that the solution might be to simply reduce the fee-in-
lieu rather than eliminate it entirely. Neither approach holds up against the math. 

The fee-in-lieu is a one-time payment collected at certificate of occupancy — if it is ever collected at all. At 
$5,000 per space, a 2,000-square-foot restaurant carrying an estimated 26-space requirement would owe 
approximately $130,000 once. A reduced fee of, say, $2,500 per space would owe $65,000 once. In either 
case, the Town collects that amount one time and the transaction is complete. The businesses most likely 
to locate on Main Street are not institutional developers with the ability to absorb large regulatory costs. 
They are small business owners for whom a six-figure fee obligation before opening day is simply the end 
of the conversation. The code, as written, is most punishing to exactly the people most likely to say yes to 
Main Street. The more important problem is that even a reduced fee keeps projects financially infeasible. 
Development that does not happen generates no fee revenue and no tax revenue. A lower barrier is still a 
barrier if it stops the project. 

Compare that to what a functioning Main Street business actually produces. Sales tax revenue from a 
viable commercial tenant recurs every year the business is open, grows if the business grows, and is joined 
by property tax increases from an improved building. A one-time fee-in-lieu payment, collected once at 
certificate of occupancy, competes with none of that. The math holds at any fee amount and any sales 
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volume — recurring annual revenue from an operating business will always outperform a single payment 
on a long enough horizon. And that horizon only starts if the project gets built. 

There is also the question of what the fee was for. The fee-in-lieu existed to fund public parking 
construction. That parking has been built. Continuing to collect a fee for infrastructure that already exists is 
not a parking policy — it is a revenue mechanism with no corresponding purpose, applied to the one 
commercial district in Town where the Town has already demonstrated, through $3 million in public 
investment, that it believes parking supply is adequate. 

PROPOSED AMENDMENT 

Ordinance 26-07 eliminates minimum off-street parking requirements and the fee-in-lieu for commercial 
uses in the Downtown district. The following requirements are retained: ADA-accessible parking 
requirements remain in effect in accordance with subsection (f) of Section 16-6-10 and applicable state and 
federal law. Residential parking requirements and all other zoning districts are unaffected. 

All new commercial buildings exceeding 7,500 square feet of usable floor area within the Downtown district 
are required to submit a Parking Management Plan as part of the site plan application, prepared by a 
qualified independent traffic or transportation engineering firm and subject to approval by the Town's Traffic 
Engineer prior to site plan approval. The cost of preparation is borne by the applicant. 

The 7,500 square foot threshold reflects the scale at which a formal parking demand analysis is both 
warranted and proportionate to the cost of preparing it. Below that threshold, the nature of uses typical to a 
historic downtown commercial district — and the availability of existing public parking — make a mandatory 
independent study an unnecessary barrier to the kind of small-scale investment the ordinance is intended 
to encourage. The Town's Traffic Engineer retains discretion to require a plan for smaller projects where 
the proposed use is expected to generate unusual parking or traffic demand. 

The requirement applies to new construction only. Changes of use, tenant improvements, additions to or 
expansions of existing buildings, and improvements to legally non-conforming properties do not trigger the 
plan requirement. Demolition of an existing structure and construction of a new building on the same lot is 
considered new construction for purposes of this requirement, regardless of the prior building's conforming 
or non-conforming status. 

Staff will conduct bi-annual parking utilization counts for the first two years following adoption and report 
annually to the Planning Commission and Board of Trustees, with a full programmatic review at the two-
year mark. The Board of Trustees retains full authority to implement additional parking management 
measures — on-street time limits, residential permit parking, enhanced plan requirements — if monitoring 
data indicates the need. 

STAFF RECOMMENDATION 

Staff recommends the Board of Trustees approve Ordinance 26-07. 
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ATTACHMENTS 

1. Ordinance 26-07  
2. Current Code Language – Section 16-6-10  
3. 2022–2023 Olde Town Circulation Study (Excerpts) 
4. Ayres Associates Redevelopment Roadmap (Excerpts) 
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ORDINANCE 26-07 
 

AN ORDINANCE AMENDING SECTION 16-6-10 OF THE TOWN OF 
ELIZABETH MUNICIPAL CODE REGARDING OFF-STREET PARKING 
REQUIREMENTS FOR COMMERCIAL USES WITHIN THE DOWNTOWN (DT) 
ZONING DISTRICT 

 
BE IT ORDAINED BY THE BOARD OF TRUSTEES FOR THE TOWN OF 

ELIZABETH, COLORADO, THAT: 
 

Section 1. Subsection (c) of Section 16-6-10 of the Town of Elizabeth Municipal Code is 
hereby repealed and reenacted to read as follows: 
 

(c) Downtown (DT) Zoning District — Commercial Parking Requirements. 
 

(1) Minimum off-street parking space requirements under subsection (b) of 
this Section shall not apply to nonresidential land uses within the Downtown (DT) 
zoning district. No fee in lieu for parking shall be required as a condition of 
certificate of occupancy issuance for nonresidential land uses within the 
Downtown (DT) zoning district. 

 
(2) Accessible parking spaces shall be provided in accordance with subsection 
(f) of this Section and all applicable state and federal law  

 
(3) Parking Management Plan. All proposed new commercial buildings within 
the Downtown (DT) zoning district exceeding seven thousand five hundred 
(7,500) square feet of usable floor area shall submit a Parking Management Plan, 
prepared by a qualified traffic or transportation engineering firm, as part of the 
site plan application. The plan shall be subject to the review and approval of the 
Town's Traffic Engineer prior to site plan approval. The cost of preparation shall 
be borne by the applicant. This requirement applies to new construction only, and 
shall not be triggered by changes of use, tenant improvements, or additions to 
existing buildings. For the avoidance of doubt, demolition of an existing structure 
and construction of a new building on the same lot shall be considered new 
construction for purposes of this subsection. 

 
(4) Parking Management Plan Contents. A Parking Management Plan shall be 
prepared by a licensed professional engineer or certified transportation planner 
with demonstrated experience in parking and traffic analysis. The plan shall be 
subject to the review and written approval of the Town’s Traffic Engineer and 
shall include the following: 

 
a. An assessment of anticipated parking demand based on the proposed use, 
hours of operation, and expected patronage; 
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b. A description of how parking demand will be addressed, including any on-
site parking provided and the proximity and availability of public parking 
facilities; 

 
c. Identification of applicable transportation demand management strategies, 
such as bicycle parking, pedestrian access improvements, or transit connections; 
and 

 
d. A commitment to monitor parking conditions and implement adjustments 
if parking-related issues are identified following occupancy. 

 
(5) Monitoring. Staff shall conduct parking utilization counts within the 
Downtown (DT) zoning district on a bi-annual basis for the first two (2) years 
following the effective date of this ordinance and shall provide an annual report to 
the Planning Commission and the Board of Trustees summarizing utilization data 
and any identified concerns. A comprehensive programmatic review shall be 
conducted at the conclusion of the two-year monitoring period, at which time staff 
shall recommend to the Board of Trustees whether to continue, modify, or expand 
the provisions of this subsection. 

 
(6) Reservation of Authority. Nothing in this subsection shall limit the 
authority of the Board of Trustees to adopt additional parking management 
measures within the Downtown (DT) zoning district, including but not limited to 
on-street time restrictions, residential permit parking programs, or enhanced 
parking management plan requirements, should monitoring data indicate the need 
for such measures. 

 
Section 2. Severability. If any section, paragraph, clause, or provision of this Ordinance 

shall for any reason be held to be invalid or unenforceable, the invalidity or unenforceability of 
such section, paragraph, clause, or provision shall not affect any of the remaining provisions of 
this Ordinance, the intent being that the same are severable. 
 

Section 3. The Board of Trustees hereby finds, determines, and declares that this 
Ordinance is promulgated under the general police power of the Town, that it is promulgated for 
the health, safety, and welfare of the public, and that this Ordinance is necessary for the 
preservation of health and safety and for the protection of public convenience and welfare. The 
Board of Trustees further determines that the Ordinance bears a rational relation to the proper 
legislative object sought to be attained. 
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Section 4. This Ordinance shall become effective thirty (30) days after publication. 
 
 

Read and approved at a meeting of the Board of Trustees of the Town of Elizabeth, 
Colorado, this _______ day of _________________, 2026. 
 

Passed by a vote of _____ for and _____ against and ordered published. 
 
 

_____________________ 
Angela Ternus, Mayor 

 
ATTEST: 
 
_________________________________ 
Michelle M. Oeser, Town Clerk 
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(a)

(b)

(1)

(2)

(3)

(4)

(5)

(6)

(7)

(8)

(9)

ARTICLE VI - Parking Space Requirements

Sec. 16-6-10. - Parking space requirements.

Definitions.

Hard-surfaced means concrete, asphalt or other similar material approved by the Town's Traffic

Engineer or Community Development Director.

Useable floor area means that area of a building which contains a specific use and is normally

occupied by that use. Areas such as bathrooms, closets and hallways are not considered useable space.

The listed uses shall be subject to the following parking space requirements. Each type of use

shall be applied independently to individual areas within the building (i.e., a restaurant would

have a dining area, office space and other spaces such as a kitchen).

Residential: Two (2) off-street parking spaces shall be provided for each new single-family

dwelling unit;

Retail: One (1) parking space for each two hundred (200) square feet of usable floor area;

Assembly halls: For auditoriums, arenas, gymnasiums, exhibition halls, theaters, convention

centers, and other similar public gathering places, at least one (1) parking space for every four

(4) seats, or one (1) parking space for each one hundred (100) square feet of usable floor area,

whichever is greater. When individual seats are not provided, twenty-two (22) inches of

undivided seating shall constitute one (1) seat;

Churches: At least one (1) parking space for every four (4) fixed seats, or one (1) parking space

for each one hundred (100) square feet of usable floor area, whichever is greater. When

individual seats are not provided, twenty-two (22) inches of undivided seating shall constitute

one (1) seat;

Lodging places: One (1) parking space shall be provided for each guest unit;

Offices: One (1) parking space shall be provided for each two hundred (200) square feet of

usable floor area;

Eating and drinking places: At least one (1) parking space for every four (4) seats, or one (1)

parking space for each fifty (50) square feet of usable floor area, whichever is greater;

Schools: For high schools, nine (9) parking spaces shall be provided for each classroom, and

for all other schools one and one-half (1½) parking spaces shall be provided for each

classroom;

Warehouses: One (1) parking space shall be provided for each five hundred (500) square feet

of usable floor area;
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(10)

(11)

a.

b.

(12)

(c)

(1)

(2)

(3)

(4)

(d)

Hospitals and clinics: One (1) parking space shall be provided for each patient bed; and

Assisted living services:

0.5 spaces per unit plus one (1) space per employee on the shift at which the highest

number of employees are regularly present on the premises; and

Such use shall also provide one (1) dedicated loading space plus one (1) additional area

for dedicated ambulance access.

All other uses not specifically mentioned: One (1) parking space shall be provided for each five

hundred (500) square feet of usable floor area.

Minimum parking space requirements may be reduced for properties within the Downtown (DT)

zoning district by twenty percent (20%), or as substantiated by a parking study approved by the

Town of Elizabeth. No parking space reductions shall be taken for residential land uses. Any

person who, after the effective date of the adopting ordinance codified herein, applies for a

certificate of occupancy for a nonresidential land use within the Downtown (DT) zoning district

shall pay a parking fee to the extent parking is not provided on-site in the amount of Five

Thousand Dollars ($5,000.00) per parking space. Such parking fee shall be paid and utilized as

follows:

The feepayer shall pay the parking fee to the Town prior to the issuance of a certificate of

occupancy.

All funds collected pursuant to this Section shall be properly identified by the Town and

promptly deposited into the Parking Fee Fund for the Downtown (DT) zoning district to be

held in separate account as established in this Section 16-6-10 below.

There is hereby established one (1) Parking Fee Fund for the Downtown (DT) zoning district.

Any parking fee paid shall be utilized to provide parking for the benefit of the Downtown (DT)

zoning district. Parking fees shall be used for the purpose of expansion of and improvement

to parking facilities, including land acquisition, capital improvements, planning and design,

street construction, street improvements, ancillary buildings, architectural fees and costs,

legal fees and costs, surveying, site improvements, and buildings and equipment with an

average useful life of at least seven (7) years. Funds shall be expended in the order in which

they are collected.

For the purpose of these parking space regulations, the term parking space shall be defined as an

off-street, hard surfaced, dust-free space designed and intended to be occupied by a parked

automobile. The length and width of the required parking spaces, and the width of the aisle

within a parking area shall be as indicated in the table below, Minimum Parking Standards.

Minimum Parking Standards
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(e)

(f)

(1)

Parking Angle Stall Width Stall Length Aisle Width

90 9' 0" 18' 0" 24' 0"

(2-way)

Parallel 9' 0" 21' 0"* 15' 0"

(1-way)

20' 0"

(2-way)

45 9' 0" 19' 0" 16' 0"

(1-way)

20' 0"

(2-way)

60 9' 0" 20' 0" 15' 0"

(1-way)

20' 0"

(2-way)

*Measured longitudinally

The stall width shall be measured perpendicular to the direction of the stall length. Stall length

shall be measured perpendicular to the aisle, except parallel parking stall length which shall be

measured longitudinally along the stall. Where there is common driveway aisle, the lessee will be

required to lease and contract one-half (½) of the aisle. Where parking would be abutting

sidewalks, the parking is to be designed as not to protrude over any sidewalks.

Accessible parking spaces.

Accessible parking space shall be provided as follows:

Number of Parking

Spaces Provided

Number of Accessible

Spaces Provided

1—25 1

2/26/26, 4:17 PM Elizabeth, CO Municipal Code

about:blank 3/5Page 43 of 157



(2)

(a)

(b)

26—50 2

51—75 3

76—100 4

101—150 5

151—200 6

201—300 7

301—400 8

401—500 9

501—1000 2 percent of total

1001 and over 20, plus 1 for each 100, or fraction thereof, over

1,000

For every six (6) or fraction of six (6) accessible parking spaces, at least one (1) shall be a van

parking space. Accessible spaces shall be eight (8) feet wide minimum and van parking spaces

shall be eleven (11) feet wide minimum, shall be marked to define the width, and shall have

an adjacent access aisle. Parking space access aisles shall be five (5) feet wide minimum. Van

parking spaces shall be permitted to be eight (8) feet wide minimum where the access aisle is

eight (8) feet wide minimum.

(Ord. 99-10 §1; Ord. No. 22-01, § 1, 1-11-2022; Ord. No. 25-08, § 3, 5-27-2025)

Sec. 16-6-20. - General provisions.

Responsibility. The duty to provide and maintain off-street parking areas shall be the joint and

several responsibility of the operator and owner of land use(s) and the land for which the off-

street parking areas are required to be provided and maintained. All parking areas should be

hard surfaced and maintained free of holes.
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New structure uses. For structures and/or uses established or placed into operation after the effective date

of the ordinance codified herein, there shall be provided the number of off-street parking spaces set forth

in Section 16-6-10 above.

(Ord. 99-10 §1)
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Execu ve Summary 

As Olde Town and the surrounding area conƟnues to (re)develop, it is increasingly important 
that the Town of Elizabeth consider how changes in land use influence vehicle and pedestrian 
circulaƟon in the area. The purpose of the Town of Elizabeth Olde Town CirculaƟon Study is to 
assess the effect that planned development will have on area traffic volumes and circulaƟon 
paƩerns, and what modificaƟons to the exisƟng transportaƟon network may be required to 
integrate this development into the community with minimal disrupƟon. The CirculaƟon Study 
also considers how access to Kiowa Ave (CO‐86) may change over Ɵme, and whether converƟng 
a porƟon of Main St from two‐way to one‐way traffic flow would benefit overall circulaƟon. 

The Olde Town CirculaƟon Study focuses on the area bounded by Main St on the east, CO‐86 
(Kiowa Ave) on the north, Maple St on the south, and Elbert St on the west. This area includes 
several potenƟal (re)development and parking areas, including the former FronƟer High School, 
Main Street StaƟon, the Carriage Shops, Gesin’s, Elizabeth 44, and other planned and potenƟal 
developments. 

The study outlines a plan for the Olde Town area that considers how development and parking 
influences the future of the area. Specific objecƟves included evaluaƟng one‐way versus two‐
way Main Street, where it makes the most sense to locate a future traffic signal to serve the 
area and idenƟfying the pros and cons for parallel and angle parking configuraƟons along Main 
Street.  The results of the study are intended to help guide the town as changes occur within 
Olde Town.  

The study resulted in the following recommendaƟons:  

 Retain two‐way traffic flow along the length of Main Street. 
 Install a traffic signal at the intersection of Kiowa Ave & Banner St when volumes 

warrant. 
 Provide a combination of parallel and angled parking along Main Street, as well as 

planned parking areas on cross streets, and a proposed surface parking lot located 
northeast of the Main Street and Spruce Street intersection.  

 When Frontier High School site redevelops, provide sufficient parking within a two‐
minute walk to accommodate their expected demand.  
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Traffic (and Circula�on) Analysis 
 Main Street One-Way Conversion 

The possibility of conver�ng Main Street to a southbound one-way has been an on-again, off-
again topic for many years. Some of the reasons cited by persons in support of a one-way 
include that it would make it easier to park in front of businesses along the east side of Main 
Street, it would eliminate the frequent U-turns occurring along the street and reduce 
conges�on at the Main Street / CO-86 intersec�on. Others are opposed to a one-way because 
of concerns regarding the impact that the addi�onal traffic may have on neighboring streets or 
are simply of the opinion that the exis�ng situa�on is fine as-is. 

The Main Street One-Way Conversion evalua�on considered the following alterna�ves:  

• One-way (southbound) CO-86 to Spruce St,  
• One-way (southbound) CO-86 to Elm St, 
• Do nothing (two-way Main St) 

Conver�ng Main Street to a southbound one-way will change traffic paterns in Olde Town. 
Generally, traffic leaving the most densely developed por�on of Main St (the first two blocks) is 
expected to travel west along Broadway or Elm to Banner and take Banner to CO-86. Based on 
recent traffic counts, there were 17 northbound vehicles in the AM Peak Hour and 34 
northbound vehicles during the PM Peak Hour that would re-route to Broadway, Elm, and 
Banner. These streets currently experience 10 or fewer trips during peak hours. The addi�onal 
traffic will result in a minor increase in delay (approx. 3 seconds per vehicle) at the Banner / CO-
86 intersec�on during the PM Peak Hour. Redevelopment of the former Gesin’s property, when 
it occurs, will increase traffic demands on Main, Broadway, and Banner regardless of whether 
Main St is converted to a one-way street. 

As development occurs further south along Main Street, such as at the Carriage Shops or Main 
Street Sta�on, Spruce St, Poplar St and Chestnut St will experience addi�onal traffic with a one-
way Main Street. If the one-way extends just the first two blocks of Main St, Elm St would likely 
see a larger increase, as traffic leaving the area heads north on Main (avoiding the all-way stops 
along Banner) to the start of the one-way sec�on before turning west along Elm and north on 
Banner. Ul�mately, if Main St is converted to one-way traffic, signaliza�on of the Banner St / CO-
86 intersec�on or the Elbert St / CO-86 intersec�on will be necessary in the future to 
accommodate the increase in traffic resul�ng from planned developments.  

Broadway, Banner, Spruce, Poplar, and Chestnut are all Local streets in the Town’s 
Transporta�on Plan. Main, Elm and Elbert are all Collector streets. Conver�ng Main St to a one-
way will result in some traffic diver�ng from Collector to Local streets.  

Although only one travel lane is required for traffic in a one-way configura�on, the possibility of 
stalled vehicles, wide loads, or emergency vehicles requires that if only one lane is provided that 
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it be wider than a normal lane. Typical travel lanes are 12-� wide; however, a single lane street 
should be at least 16-� wide. The addi�onal width could be striped as a bicycle lane or shoulder 
as appropriate. A two-lane roadway (20-� minimum width) would beter allow traffic to keep 
moving during parking maneuvers and is more in keeping with Main Street’s Collector status. 

Table 1 provides a summary of the pros and cons of the Main Street circula�on alterna�ves 
gathered through analysis as well as public feedback: 

Table 1: Pros and Cons of Main Street Circula�on Alterna�ves 

One-way CO-86 To Spruce One-way CO-86 To Elm Do Nothing 

Pros: Pros: Pros: 

 Reduces congestion at 
Main / CO-86  

 Convenient access to 
parking either side of 
Main St 

 Narrower Main St is 
possible (16-ft) 

 Reduces congestion at 
Main / CO-86  

 Convenient access to 
parking either side of 
Main St 

 Encourages use of Elm 
(A Collector) 

 Narrower Main St is 
possible (16-ft) 

 Little opportunity for 
confusion 

 More flexible in cases 
of emergency 

 Keeps traffic on Main 
St (a Collector) 

 Popular with those 
that completed the 
survey 

Cons: Cons: Cons: 

× Increases congestion at 
Banner / CO-86 

× Increases traffic on 
Broadway, Spruce and 
Banner 

× Wrong-way entry is 
possible 

× Increases reliance on CO-
86 to access Main St 

× Unpopular with those that 
completed the survey 

× Increases congestion at 
Banner / CO-86 

× Increases traffic on 
Broadway and Banner 

× Wrong-way entry is 
possible 

× Increases reliance on 
CO-86 to access Main St 

× Unpopular with those 
that completed the 
survey  

× Parking circulation 
may be more difficult 

× Congestion at Main / 
CO-86 

× Wider Main St is 
required (20-ft) 

× U-turns may 
continue 

The study also included several opportuni�es for members of the community to provide 
feedback on the one-way concept for Main St. The project web site (htps://arcg.is/n44qT) 
included an online survey, paper copies of the survey were also distributed at the public 
mee�ng held on January 19, 2023, and a handful of comment cards or emails were also 
received. Approximately 40 people provided feedback on the Main St One-Way Conversion. 
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The following themes were extracted from the survey results and comments: 

• Seventy-five percent (75%) of the people responding to the survey are highly familiar 
with Main Street, typically visiting the area at least once per week. 

• People responding to the survey were four to five times more likely to be opposed to a 
one-way Main St than to be in favor. Sixty-five percent (65%) of persons responding to 
the survey reported being opposed while twelve percent (13%) were in favor. Just under 
20% of those responding to the survey were neutral. 

In summary, it is recommended that Main St be allowed to remain two-way for the following 
reasons: 

1. To minimize the amount of traffic using local streets to circulate within Olde Town.  
2. To avoid confusion, the potential for wrong-way traffic, and to minimize out-of-direction 

travel, particularly for those unfamiliar with the area. 
3. To maintain freedom of movement and flexibility in the event of an emergency 
4. To enable traffic within Olde Town to continue to access Main Street without using CO-

86 

 Kiowa Ave (CO-86) Access 

As Olde Town and the surrounding area con�nues to (re)develop, it is increasingly important 
that the Town of Elizabeth consider how changes in land use influence vehicle and pedestrian 
circula�on in the area. CDOT has jurisdic�on over Kiowa Ave (CO-86) which provides primary 
access to Olde Town. The Town, CDOT, Kiowa, and Elbert County have adopted an Access 
Control Plan (ACP) for CO-86, which will help preserve corridor mobility over the long term but 
limits the flexibility of the Town to implement access or signaliza�on improvements unless they 
comply with the ACP. 

Currently, the ACP permits signalized access at either Banner St or Elbert St. The Town’s 
Transporta�on Plan differs slightly and shows future signalized access at Elbert St or Main St. 
Several op�ons were therefore evaluated before arriving at a recommenda�on:    

• Right-In, Right-Out only access at Kiowa Ave & Main St 
• Three-quarter (left-in, right-in, right-out only) access at Kiowa Ave & Main St 
• Traffic signal at Main St 
• Traffic signal at Banner St 
• Traffic signal at Elbert St 

An evalua�on matrix was developed to allow the various access op�ons to be compared across 
a range of criteria, including safety, opera�ons, and impacts. Each criterion was scored either a 
1 (unfavorable), 2 (neutral), or 3 (favorable) based upon how well the alterna�ve fared. The 
results of the evalua�on, and criteria scoring criteria are summarized in Tables 2 and 3.   
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Table 2: Evalua�on of Kiowa Ave (CO-86) Access Alterna�ves 

Alternative Safety Operations Convenience Impacts Multimodal Feedback Maintenance Total 
Main RIRO 3 3 1 2 2 1 2 17 
Main ¾ 3 3 1 2 2 2 2 18 
Main Signal 1 3 2 1 3 3 1 15 
Banner Signal 1 3 2 1 3 2 1 14 
Ellbert Signal 1 3 2 2 3 2 1 15 
         
Weighting 
Factor 

2 1 1 1 1 1 1  

 

Table 3: Criteria Scoring Summary 

Criteria Scoring 
Safety Is the alternative expected to decrease the frequency or 

severity of crashes 
Operations Does the alternative result in improved Level-of-Service 
Convenience Does the alternative require out-of-direction travel 
Impacts Are there significant challenges with implementation of 

this alternative 
Multimodal Does the alternative enhance multimodal opportunities 
Feedback What do the public and staff think of the alternative 
Maintenance The level of effort it takes to keep the intersection 

functioning 

The access configura�on for Main Street that scored the highest was the three-quarter access 
op�on. This would permit le� and right-turns from Kiowa Ave to Main Street, as well as right-
turns out from Main Street to Kiowa Ave.  

The results of the traffic and circula�on analysis determined that signalized access to Kiowa Ave 
will be required in the future in order to accommodate the expected traffic demands resul�ng 
from development within Olde Town. Based on the results of the evalua�on, it is recommended 
that Banner St be the location of a future traffic signal serving Olde Town. Concerns with the 
grade of Kiowa Ave at Elbert St, and the distance from the Main St corridor were some of the 
factors that resulted in Banner St being the recommended loca�on. Improvements to the 
intersec�on of Banner St and Kiowa Ave are an�cipated to beter accommodate a future traffic 
signal at that loca�on. 

Parking Analysis 
Main Street Parking Configura�on 
The Town’s recent streetscape project developed two alterna�ve concepts for Main Street 
parking, one that included angled parking, the other parallel parking. A 3rd op�on was 
subsequently developed that included a combina�on of angled and parallel parking with an off-
street parking lot located at the northwest corner of Main Street and Spruce Street. For the 
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Olde Town Circula�on Study, we reviewed these concepts from a parking needs perspec�ve. 
Other perspec�ves, including right-of-way, cost, amenity space, were considered during the 
streetscape project and not revisited in the current study. 

Main Street parking alterna�ves:  

• Angled parking both sides,  
• Parallel parking both sides 
• A combination of angled (1st block of Main Street only) parking and parallel parking 

As summarized in Table 4, preliminary es�mates of the number of parking spaces for each 
op�on, as well as the number of exis�ng spaces were es�mated for the Main St corridor: 

Table 4: Parking Spaces by Main Street Scenario 

 

Parking Scenario 

Approx. Number of  

On-Street Parking Spaces 

Change in Number of  

On-Street Parking Spaces 

Do Nothing 57 - 

Parallel 71 +14 

Angled  107 +50 

Combination* 88 +31 

*Includes some addi�onal on-street parking located along Broadway, Elm and Spruce Streets 

It is worth no�ng that the gain in parking spaces (+14) associated with the parallel parking 
alterna�ve generally occur south of Elm St. North of Elm St the parallel parking scenario results 
in a loss of two parking spaces when compared to the number of exis�ng spaces.  
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Table 5 provides a summary of the pros and cons of the parking alterna�ves (combina�on 
alterna�ve has atributes of both): 

Table 5: Pros / Cons of Parking Alterna�ves 

Angled Parking Parallel Parking 
Pros: 
 Maximizes parking 
 Easier to enter spaces 
 Parking maneuver takes 

less time 

Pros: 
 Takes up less room 
 Easier to exit parking 
 May have lower crash 

occurrence 

Cons: Cons: 
× May have higher crash 

occurrence 
× Harder to exit parking 
× Takes up more room 

× Door swings into traffic 
× Parking maneuver takes 

more time 
× Minimizes parking 
× Harder to enter parking 

Several studies comparing angled to parallel parking have determined that parallel parking is 
more desirable if you can provide enough parking spaces to meet the demand with that 
configura�on. Parallel parking requires less street width and typically has a beter safety record. 
Angled parking enables more spaces to be provided, which accommodates a higher level of 
parking ac�vity which also typically results in a greater number of crashes. Parking-related 
crashes tend to be minor property damage only crashes (i.e., fender benders). 

As discussed in the following sec�on, as Main Street and the Olde Town area con�nues to 
(re)develop, the parking demand is expected to exceed the amount of on-street parking that 
can be provided using parallel parking alone. For this reason, a combination of angled and 
parallel parking is recommended along Main Street, with additional on-street parking along 
Broadway, Elm and Spruce streets. In addi�on, an off-street parking lot northeast of Main 
Street and Spruce Street will provide addi�onal close-in parking for Main Street businesses. 
Maximizing parking in the area will accommodate the parking demand for exis�ng and future 
businesses along the corridor while minimizing disrup�on to neighboring areas. 

Parking Demands in Olde Town 
As a part of the study, an online survey was conducted that revealed the following: 

• Over 80% of respondents reported being able to find a parking space near their Main St 
destination. 

• Nearly 40 percent of respondents were willing to walk 2 minutes (or less) from a parking 
space to their destination while an additional 38% were willing to walk up to 5 minutes.  
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Presently, there are approximately 120 on-street parking spaces within a 2-minute walk (360-� 
or so) of Main St. This generally includes the area from east of Banner St to and including Main 
St.  

An ordinance was recently adopted that provides a 20% relief to the Municipal Code required 
number of parking spaces in the Downtown District. However, there are several exis�ng 
businesses that do not currently meet the required number of off-street parking spaces. These 
businesses predate the Code, have been grandfathered, and rely on on-street parking to 
accommodate the balance of their parking needs.   

All told, exis�ng businesses along Main St, plus the planned developments at Gesin’s, Carriage 
Shops, and Main St Sta�on require approximately 270 parking spaces. It is es�mated that 
exis�ng and planned developments accommodate approximately 90 of these parking spaces off-
street.  

The following summarizes the Olde Town parking supply and demand es�mates: 

Parking supply within 2-minute walk (on-street):  120 spaces 
Main St parking supply (off-street):        90 spaces 
Total parking supply:      210 spaces 

Parking demand:       270 spaces 
Current parking deficit:     (60 spaces) 

Addi�onal parking spaces (Combina�on Alterna�ve):   31 spaces 

Addi�onal off-street parking (Main St at Spruce St):     63 spaces 
Parking surplus:         34 spaces 

The analysis reveals that the Combina�on Alterna�ve including addi�onal side-street parking 
along Broadway, Elm and Spruce; and an off-street parking lot near Main St and Spruce Street 
will provide sufficient on-street and off-street parking within a 2-minute walk of Main St to 
accommodate expected demand..  

Not addressed in the parking analysis is the redevelopment of Fron�er High School or the 
Walnut Grove Townhomes. As a 100% residen�al development, Walnut Groves will be required 
to provide the necessary parking spaces off-site. With respect to Fron�er High School, the 
parking demand for this development was not included in the analysis as the nature and �ming 
of the development are largely unknown, and the extent to which the development will provide 
off-street parking is also unknown. It is assumed that all the residen�al parking demand will be 
provided off-street, and that any commercial development parking will be accommodated on-
site, on an adjacent parcel, or on-street in the immediate vicinity. The Fron�er High School site 
is more than a 2-minute walk from Main St and therefore should not rely on Main St parking 
supply to address their parking demand. Once the development specifics are known, it is 
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recommended that sufficient parking to accommodate Frontier High School be provided 
within a two-minute walk of the development. 

Summary 
The study outlines a plan for the Olde Town area that considers how development and parking 
influences the future of the area. Specific objec�ves included evalua�ng one-way versus two-
way Main Street, where it makes the most sense to locate a future traffic signal to serve the 
area and iden�fying the pros and cons for parallel and angle parking configura�ons along Main 
Street.  The results of the study are intended to help guide the town as changes occur within 
Olde Town.  

The study resulted in the following recommenda�ons:  

• Retain two-way traffic flow along the length of Main Street. 
• Install a traffic signal at the intersection of Kiowa Ave & Banner St when volumes 

warrant. 
• Provide a combination of angled and parallel parking along Main Street, including 

additional on-street parking along Broadway, Elm, and Spruce Streets 
• Provide an off-street parking lot near the intersection of Main Street at Spruce St. 
• When Frontier High School site redevelops, provide sufficient parking within a two-

minute walk to accommodate their expected demand. 
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Statement of Purpose 
The Redevelopment Roadmap is a strategic plan designed to guide the revitalization of 
a Main Street property. It serves as a framework for decision-making by the Main Street 
board about public investment, and community engagement, aligning short-term actions 
with long-term goals for economic vitality, placemaking, and preservation. 

At the core of this report is Colorado Main Street’s commitment to helping partner 
communities build local capacity to take on complex rehabilitation projects. The 
Redevelopment Roadmap includes a real estate analysis and preliminary cost estimates to 
support decision-making and identify potential financing strategies and grant opportunities.

Ultimately, the work is intended to support Elizabeth’s broader goals of activating Main 
Street, preserving key historic assets, and encouraging development that contributes to a 
vibrant and economically resilient downtown.

Background
This Redevelopment Roadmap focuses on the Gesin Lot, located at the corner of Highway 86 
(Kiowa Avenue) and Broadway Street, the gateway to Elizabeth’s historic district. To support 
the goal, a financial analysis is provided in an Excel spreadsheet, offering a clear breakdown 
of cost estimates and anticipated funding gaps. Additionally, we’ve included a glossary of 
common financial terms, along with detailed recommendations to help guide the next steps 
and inform decision-making.

To encourage redevelopment, the town issued a Request for Proposals (RFP) seeking a 
private developer to partner on a real estate project that aligns with the district's historic 
character while adding new retail, commercial, and housing options. No proposals were 
received and the project stalled. The RFP listed the minimum asking price at $645,000. The 
value was based on comparable land sales. 

In coordination with Main Street staff, we conducted a site walk to visually assess the Lot and 
its surroundings. This first-hand observation provided insight into the layout, constraints, 
and redevelopment potential, offering valuable context for shaping future development 
scenarios.
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Project Summary – Gesin Lot – Development Project
The following provides a quick overview of the information:

Community Vision
Town and Main Street staff expressed strong interest in a development that adds vibrancy 
and nightlife to downtown Elizabeth. Ideally, the project would be mixed-use, featuring 
residential units above ground-fl oor retail and commercial spaces. Both the town and the 
Main Street district seek a family-friendly destination in Elbert County that complements the 
area’s historic character and catalyzes future investment. 

SITE
Gesin Lot, 28,314 SF at the gateway to downtown Elizabeth; town-

owned; currently used for events and overfl ow parking.

VISION
Mixed-use with retail and restaurant on ground fl oor; residential 

units above; destination-style development.

ZONING
Downtown (DT) zoning allows mixed uses, and zero front setbacks; 

it requires fl exibility in height and parking.

PARKING

Code requires 2 res. spaces/unit + 1/200 SF commercial; only ~28 

spaces feasible onsite; recommends reductions. The Town also 

offers a fee-in-lieu of $5,000 per required parking space for non-

residential uses

BUILDING HEIGHT
The height limit is 30'; allows only tight 2 stories; recommends up 

to 45' with stepbacks for 3-story development.

MARKET POTENTIAL
Strong 5-, 10-, and 15-min drive time demographics; MPI of 115 for 

premium dining; strong potential for retail & fi tness.

DEVELOPMENT 
PROGRAM

6 commercial units (~12,000 SF); 8-16 residential units (~8,500–

10,000 SF); 18–20 parking spaces.

COST ESTIMATE
Estimated TDC: $7.5M; hard costs at $170/SF; soft costs ~23%; 

includes 15% contingency.

REVENUE ESTIMATE
Commercial rent at $21.88/SF NNN; residential units at $1,975–

$2,228/mo; NOI: ~$556,063; residual: ~$111,213.

FINANCING
Supports ~$5.1M debt (7% interest); Town contributes land and fee 

waivers; developer contributes 10% equity.

GAP
An estimated funding gap of ~$700,000 remains after 

contributions and incentives.

KEY 
RECOMMENDATIONS

Engage developers directly, ease code limits, create General 

Improvement District for parking, defi ne a clear vision, and refi ne 

the fi nancial model.
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Existing Conditions
The Gesin Lot is a 28,314-square-foot parcel owned by the Town of Elizabeth, located at the 
northern entrance to the Main Street District. The town is currently making substantial 
infrastructure investments along the Main Street streetscape to support and encourage 
future private development. Improvements include new sidewalks, curb and gutter, lighting, 
landscaping, ADA improvements and pedestrian crossings.  Overall, the site is largely flat, 
though there is a slight elevation in the southwestern corner of the lot.  

A significant mixed-use project — including both retail and residential components — is 
planned just a few blocks south, further signaling momentum in the district. There is also 
another large project planned west of the district along Kiowa Avenue. These developments 
are significant and will greatly influence development interest and bank financing 
opportunities should they go forward. 

The Gesin Lot was previously the site of a grocery store and gas station, both of which have 
been removed. Environmental clearances for the site are available through the town. Today, 
the lot serves as overflow parking and a venue for community events such as the summer 
farmers market.
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Jac’s Restaurant is located immediately adjacent to the property along Kiowa Avenue. The 
neighboring parcel to the east, along Broadway Street, is mostly vacant aside from a few 
small structures and a trailer. While this adjacent property could potentially be incorporated 
into a larger development footprint, town staff noted that the property owner has not 
expressed interest in discussions at this time. Redevelopment Analysis 

ZONING ANALYSIS

As outlined in the RFP, the proposed development project is consistent with the standards 
outlined in the town’s Comprehensive Plan and is located in the Downtown Zone (DT) 
district. The DT district allows for a range of uses, from retail to residential to promote 
pedestrian activity and encourage a “live-work-play lifestyle.” There is no maximum lot 
coverage requirements, no setback requirements for the front of the building and a 5 foot 
setback requirement for the rear of the building.

While the district provides greater flexibility in use, the parking and height restrictions 
are discussed in more detail and should be reviewed as part of the developer recruitment 
process.

Parking Requirements

The parking requirements for the DT district are as follows:

• Residential: Two parking spaces for every residential dwelling.

• Retail: One space for every 200 square feet of usable floor area.

• Office/Commercial: Once space for every 200 square feet of usable floor area. 

• Restaurants/Bars: One space for every four seats, or one space for every 500 square 
feet of usable floor area, whichever is greater. 

The town offers a 20% reduction for any project in the Downtown Zone for non-residential 
land use with a $5,000 per space fee. The revenue is then dedicated to shared parking 
facilities in the downtown area. 

Assuming a Floor Area Ratio (FAR) of 70% and a requirement to dedicate 5% of the site 
to vegetation, approximately 7,078 square feet (28,314 × 0.25) remain available for on-site 
parking. Based on a standard layout with a 20-foot two-way drive aisle and 90-degree 
parking, this would accommodate roughly 28 parking stalls.

At a maximum 70% FAR, the building footprint could be up to 19,819 square feet. Assuming 
an 85% efficiency rate, that translates to about 16,846 square feet of usable space for retail 
or commercial purposes on the first floor. This amount of commercial area would require 
approximately 56 to 84 parking spaces, depending on use type and local code requirements.
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If the building includes a second-floor residential component, as envisioned by the 
community, an additional 15 to 16 housing units could be added. This would further 
increase the total parking demand to between 86 and 116 stalls—well beyond what can be 
accommodated on-site under current constraints.

The town should consider reducing parking requirements to encourage more efficient use 
of developable space. In most downtown core areas, typical standards range from 0.75 to 1 
space per bedroom for residential use and 1 to 3 spaces per 1,000 square feet for commercial 
uses. For commercial spaces, requirements can often be reduced or waived when on-street 
parking is available or through fee-in-lieu arrangements.

Staff has noted that there is flexibility within the existing parking standards, and the town is 
also exploring the possibility of expanding public parking.

Floor to Floor Height v. Clear Ceiling: 

Floor to Floor height refers to the total 
height form the top of one finished floor 
to the top of the next floor above it. This 
includes the structure, ductwork, drop 
ceilings and all the space that you don’t see. 
This is more commonly used by architects 
and builders when stacking floors.

Clear Ceiling refers to the height from the 
floor to the bottom of the ceiling. This is 
more important for the tenants and users 
because it impacts how spacious the room 
feels, lighting and acoustics. 

Building Height 

Under current code, building height is 
limited to 30 feet, measured from the 
average finished grade to the highest point 
on the roof surface. This restriction effectively 
limits development on the site to two-story 
buildings.

 For a two-story mixed-use building, typical 
ground floor commercial space requires 12 
to 15 feet of vertical clearance, depending 
on the specific use. In particular, restaurants 
require a minimum of 12 feet, with 14 to 
18 feet being standard to accommodate 
ductwork, acoustics, and lighting. Upper-
floor residential units typically require 9 to 12 
feet, depending on unit quality and design.

While it's theoretically possible to fit three 
stories within the 30-foot height limit, the 
resulting space would be cramped and 
unlikely to support the type of destination-
quality development the community 
envisioned.
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USE FLOOR TO 
FLOOR HEIGHT NOTES

RETAIL – 
GENERAL 12 – 14 FEET

Allows for better lighting, transom windows, 
signage, ductwork, and storage. Higher ceilings help 
create an open, inviting atmosphere for customers.

RETAIL – 
RESTAURANTS 14 – 18 FEET

Accommodates extensive ductwork, lighting, and 
acoustic needs. While casual restaurants may use 
lower ceilings, most developers prefer a minimum of 
14 feet for leasing flexibility.

COMMERCIAL – 
OFFICE 12 – 14 FEET

Older buildings often have 10-foot ceilings, but 
modern office construction typically ranges from 12 
feet, with Class A office space reaching 13–15 feet for 
enhanced daylighting and duct routing.

RESIDENTIAL 9 – 12 FEET
Market-rate residential units generally target 10 feet 
or more. Affordable housing may be below 10 feet to 
increase unit density and reduce construction costs.

To support vibrant, pedestrian-oriented development, the town should consider height 
allowances for buildings with upper-floor stepbacks. This approach allows for additional 
building height while preserving the street-level character and walkability that define 
successful historic downtowns. Such allowances are commonly used in other communities 
to maintain local charm while giving developers the flexibility needed to deliver high-quality 
mixed-use projects. 
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Redevelopment Analysis 
The site offers a significant opportunity to transform the Town of Elizabeth. However, a 
ground-up development of this scale requires a long-term, patient approach.

Projects of this size and complexity typically take at least two years to plan and to approve a 
development agreement. Permitting and construction can add another year, and potential 
delays or shifts in market conditions could further extend the timeline. As such, the town 
should conservatively plan for a five-year horizon to accommodate marketing, visioning, 
negotiation, permitting, and construction.

To support the redevelopment analysis, we have prepared a concept plan that aligns with 
the town’s overall goals while addressing the site's opportunities and constraints. The plan 
proposes retail frontage along Kiowa Avenue (HWY 86), including two commercial units, one 
of which is intended for a restaurant.
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The rough program is outlined here:

USE UNITS ~SQ/FT NOTES

COMMERCIAL 6 ~12,000

Units fronting Kiowa Avenue provide the highest 

visibility and exposure. These would be the 

intended for restaurant space.

RESIDENTIAL 8 – 16 8,500 – 10,000

The concept includes a second floor with 

residential units in the building fronting Main 

Street. A partial second floor is also envisioned for 

the building along Kiowa Avenue.

PARKING 18 – 20 5,775

The concept plan envisions a small parking lot 

with access through the alley. The parking lot also 

contemplates a trash enclosure for tenant use.

LANDSCAPING 15% OF 
SITE 5,665 Landscaping is included to meet requirements.

The commercial units along Main Street are intentionally designed at a smaller scale to 
create a smooth transition into the historic commercial core. Their size makes them well-
suited for boutique retail, coffee shops or an ice cream store, a small bar, or professional 
office space. 

To accommodate a functional restaurant layout, the building is designed with an 80-foot 
depth. This provides adequate space for back-of-house operations, cold storage, trash 
removal, and rear customer access. Prominent visibility along Kiowa Avenue will also be an 
important factor in supporting the restaurant’s success.
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Market Analysis
For the market analysis, the report 
explores the potential within 
5–10–15-minute drive time of the 
Gesin Lot. Drive times provide a 
much better analysis of the market 
conditions and is more likely to 
be used by private developers to 
assess market potential.

Elizabeth presents a strong local 
market, supported by strong 
population growth projected over 
the next fi ve years. Additionally, 
median household income 
exceeds the state average, 
signaling signifi cant potential for 
discretionary spending. 

DRIVE 
TIME

2024 
POPULATION

2029 
POPULATION

GROWTH 
(2024–2029)

2024 
HOUSEHOLDS

2029 
HOUSEHOLDS

MEDIAN 
HH INCOME 

(2024)

5 
Minutes 2,807 2,994 +6.7% 1,019 1,111 $119,850

10 
Minutes 7,543 7,727 +2.4% 2,744 2,866 $126,376

15 
Minutes 16,630 17,676 +6.3% 6,061 6,526 $130,402

According to ESRI data, 24% of the population dines out at least four times per month, 
indicating a strong dining culture and a preference for premium experiences. This is further 
supported by an ESRI Market Potential Index (MPI) of 115 for individuals spending $201 or 
more per restaurant visit.

Based on this data, the site is well-suited for a mid-scale or high-end sit-down restaurant. 
Given the market's preference for quality over convenience, coffee shops or boutique eateries 
are also an opportunity. This demonstrates a strong possibility for attracting an anchor 
restaurant tenant for the space facing Kiowa Avenue.
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Market Potential Index (MPI): 

ESRI calculates the MPI by comparing 
the local consumption rate (the expected 
number of consumers for a product or 
service in a given area divided by the total 
population of that area) to the national 
consumption rate for that same product or 
service. 

An MPI of 100 represents the national 
average, while values greater than 100 
indicate higher demand and values less 
than 100 indicate lower demand in that 
specifi c area.

MPI is used by developers to identify areas 
with higher demand for a new location.

The outlook for non-restaurant retail is more 
nuanced. While overall consumer spending 
is high, online retailers currently capture a 
large share of the market. That said, there 
are clear opportunities for brick-and-mortar 
growth in women’s apparel, home goods 
and furnishings, and pet care. In addition, 
the area shows a strong demand for fi tness 
and recreation services, suggesting potential 
for a yoga studio, boutique fi tness center, or 
small gym, which could fi ll out the smaller 
commercial units along Main Street.

LIMITING FACTORS

While Elizabeth is considered an attractive 
community for investment, a mixed-use 
project of this nature has not yet been 
completed. As a result, developers, investors, and lenders may be cautious about whether 
the market can support both the residential and commercial components.

In many cases, developers prefer to follow proven models rather than be the fi rst to test a 
market. The success of the nearby development further along Main Street will likely serve 
as a key reference point. Stakeholders will closely watch how quickly the units lease and at 
what rates, using that information to gauge future feasibility.

It’s also important to note that the Town of Elizabeth has limited experience managing a 
project of this scale and complexity. A capable developer will evaluate the town’s political 
will and its ability to navigate challenges that may arise during the development process. 
Given the project’s multi-year timeline, building a strong, trust-based relationship with a 
private sector partner will be essential to its success. 

CONTRIBUTING FACTORS

In addition to strong market conditions, the town’s control of the property and ongoing 
infrastructure improvements demonstrate a clear commitment to the project. These 
investments send a strong signal to developers that the town is serious about supporting 
downtown redevelopment.
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Financial Analysis 
Please note that the concept plan and financial analysis are intended to support decision-
making, guide developer negotiations, and help identify potential funding gaps. This 
information is not intended to serve as financial advice regarding debt issuance, bonds, 
or any other form of public securities. As in any construction project, cost estimates need 
to be refined through the design development phase and with the assistance of licensed 
architects and engineers.  

The following information is provided:

• Preliminary financial analysis and operating statement

• Preliminary estimate of development cost and project revenue

• Opportunities and approach to redeveloping the building

The concept encompasses two buildings of roughly 12,000 square feet and 10,000 square feet 
along with additional site improvements for landscaping, parking and stormwater utilities.  

PRELIMINARY ESTIMATE OF COST

 The town listed the property for sale at $650,000, or approximately $22.96 per square foot. 
Given its unique location and access to existing infrastructure, the price is considered 
reasonable for the market. The town may also choose to leverage this equity to support a 
development project that aligns with its goals. 

Given the recent rise in construction costs, the 
estimates for the total development cost range 
from $5.9 million at $125 sq/ft to $10.2 million
at $250 sq/ft. For this exercise, the analysis uses 
$170 sq/ft which is a reasonable starting point 
for a low-rise mixed-use building in the middle 
range of quality and finish. 

Please note that this estimate is based on 
basic construction to a vanilla core and 
shell standard. Additional investment will be 
required by commercial tenants to complete 
interior buildouts tailored to their specific use. 
Tenant finish costs are expected to range from 
$50 to $400 per square foot, depending on 
the type and quality of the retail space. 

Vanilla Shell: A vanilla shell, sometimes 
referred to as a white box, refers to 
a commercial space that has been 
partially finished to a basic condition 
that allows the tenant to finish for 
their specific use. use. Generally, this 
includes:

• Finished walls painted white.

• Basic lighting

• Concrete floor

• HVAC system

• Electrical and plumbing 

connections

• Restrooms may or may not be 
completed.
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As an example, a yoga studio or a clothing store with simple fl ooring, modest lighting and a 
reception area would likely cost around $50 to $100 per square foot. Conversely, a restaurant 
with a full commercial kitchen with specialty plumbing, and higher end fl ooring and 
lighting, would likely range from $300 to $400 per square foot. 

As a courtesy, the formatted spreadsheet will be provided to the town staff. The spreadsheet 
can be used as a tool to track any ongoing project costs and assist with developer 
negotiations. 

Hard Costs  

In recent years, infl ation has caused the price of construction materials and equipment 
to increase substantially. For that reason, the hard cost is estimated at $170 sq/ft, covering 
each of the two buildings. Additional allowances are added to cover the cost of the shared 
parking, landscaping, utilities and drainage.
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Soft Costs:

Soft costs typically range from 15% to 30% 
of a project’s total cost. In this estimate, 
soft costs include contractor fees, permits, 
insurance, and general overhead and profit. 
A developer fee of 7% has been included, 
which may also be used to meet local match 
requirements for state housing grants—
should the town and Developer choose to 
designate the residential units as affordable.

A 15% contingency has been applied, which 
is higher than usual but appropriate given 
the project’s extended timeline. Since 
construction may not begin for another 2 
to 3 years, the larger contingency serves as 
a buffer against potential cost escalations. 
With further design details from licensed 
professionals, this contingency could be 
reduced to around 5%.

Overall, soft costs represent approximately 
23.2% of the total project cost, which falls 
within industry norms. Including the 
contingency, the Total Development Cost is 
estimated at approximately $7.5 million.

What is a “developer fee” and how can it 
be used as a local match: A developer fee 
is compensation paid to the developer for 
the time and risk involved in a real estate 
development project. This includes cost of 
project management, securing financing, 
and pre-development costs. Developer 
fee can range from 5% to 15% depending 
on the nature of the project and is 
included as a project cost when obtaining 
financing or securing investments.  

In public projects, or affordable housing 
projects, typically the funders set a cap on 
the developer fee and allow a portion to 
be credited back. In the financial analysis, 
the developer is taking a 7.5% developer 
fee, or $320,9706. (see Total Development 
Cost Worksheet – Soft Costs)

50% of the fee is credited back to the 
project, or $160,488 by the developer. 
(see Sources and Uses Worksheet – Equity 
Contributions)

The $160,488 is considered a “local 
match” for grant and funding purposes.
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OPERATING STATEMENT: 

 he Operating Statement summarizes 
the revenues and expenses for the three 
commercial units.  It is used to assess 
the property’s financial performance and 
profitability. 

Commercial units are projected to lease at 
$21.88 per square foot (NNN). Residential 
rents are estimated at $1,975 per month for 
one-bedroom units and $2,228 per month
for two-bedroom units.

The commercial rent estimate is based on 
market data from CoStar (www.costar.com), 
a leading source for current commercial real estate information. Residential lease rates are 
derived from publicly available data on Zillow, Trulia, and similar platforms. If the residential 
units are designated as affordable, lease rates would be adjusted downward based on the 
targeted income levels.

Using the lease rates above, the project yields a Net Operating (NOI) of $556,063 and a 
residual income of $111,213. The NOI is used for debt service and the residual income is used 
to pay equity investors or secondary debt.

In real estate, “NNN” stands for Triple Net 
Lease. For this type of lease agreement, 
the tenant not only pays the base rent but 
three additional expenses:

•  Property Tax

•  Insurance

•  Maintenance

The “Nets” as they are sometimes referred 
to can add an additional $7 - $20 per sq/ft 
to the base rent. 
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Sources and Uses Statement 

The Sources and Uses Statement outlines how the project will be financed (sources) and 
how those funds will be allocated (uses). This statement is a critical tool for evaluating the 
project’s financial structure and overall feasibility.

Based on projected income, the development is expected to support approximately $5.1 
million in debt at a 7% interest rate. This estimate assumes the town contributes the land as 
equity, the developer credits a portion of their fee back into the project and also contributes 
at least 10% in equity.

When evaluating a development partner, it is important to verify their financial 
commitment. A qualified developer should have meaningful “skin in the game”, typically no 
less than 10% of total project costs.

While the town may be hesitant to contribute the land upfront, there are alternative 
structures that preserve long-term value. For example, the town could enter into a 
development agreement that defers compensation until a future sale, allowing the town 
to receive a share of sale proceeds under defined terms and conditions in exchange for the 
land contribution. For the purposes of this analysis, the value of the land is credited back as 
equity to the project.

Even with the land contribution and approximately $21,298 in fee waivers, the project 
currently shows a funding gap of about $700,000. For a project of this size, an experienced 
developer should be able to identify additional cost savings. However, tenant improvements 
(TI) for the commercial spaces will still need to be addressed. In some cases, these costs can 
be amortized into lease agreements; in others, developers may need to cover TI costs out of 
pocket to attract high-quality tenants.
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Recommendations and Next Steps
The following recommendations are intended to guide the Town of Elizabeth and Elizabeth 
Main Street in taking the next steps to support the successful infill development project. 
The recommendations outline key actions to address existing challenges, strengthen 
partnerships, and position the project for a development partner. Together, these steps will 
help advance a shared vision for a vibrant, economically resilient Main Street.

1. INCORPORATE FLEXIBILITY INTO BUILDING HEIGHT AND PARKING 
REGULATIONS.

Why: As noted in the analysis, the current height and parking requirements 
significantly restrict the site's development potential. Ideally, the code would allow 
building heights up to 45 feet to accommodate three stories, but even an increase 
to 36 feet would enable well-designed two-story buildings. Additionally, residential 
parking requirements should be reduced to reflect the site's urban setting, and 
the code should clearly state that on-street parking is permitted as part of the 
requirement. The town should also continue to pursue additional public parking 
options to support the commercial users.

Action: Engage the community in a discussion about allowing reasonable height 
variances for the Gesin Lot. While building heights may be a sensitive issue, the town 
should present the facts objectively using construction standards and development
constraints to explain why greater flexibility is needed.

Action: Explore the creation of a General Improvement District (GID) in the 
downtown area to support shared parking solutions. A GID can generate dedicated 
revenue for acquiring parking spaces and covering ongoing maintenance costs such 
as snow removal. This initiative could be paired with a reduction in on-site parking 
requirements for downtown properties, offering a balanced trade-off in exchange for 
the additional mill levy.
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2. EXPLORE ALTERNATIVE APPROACHES TO MARKETING THE PROPERTY 
BEYOND THE TRADITIONAL MUNICIPAL REQUEST FOR PROPOSALS (RFP) 
PROCESS.

Why: High-quality developers rarely respond to standard municipal RFPs. These 
developers are typically in demand, have active project pipelines, and are unlikely 
to engage in lengthy, bureaucratic selection processes. While RFPs have a place—
particularly when required by statute—they are often counterproductive in the 
context of a large-scale public-private partnership, where flexibility, negotiation, and 
relationship-building are essential to success.

Action: Before issuing an RFP, research comparable development projects along the 
Front Range—especially those that reflect the quality and character the community 
envisions for the Gesin Lot. Identify the developers behind those projects and reach 
out to schedule in-person meetings at their offices. Use these meetings to introduce 
your project, gather feedback, and gauge interest. Come prepared with reliable 
market data and a clear vision of what the town is seeking, including what you are 
willing to contribute to make the project feasible. Let the developer share their 
vision. In many cases, allowing space for open dialogue can lead them to self-identify 
as a strong partner for the project. 

Action: After holding initial conversations and confirming mutual interest with 
potential developers, consider issuing a streamlined Request for Qualifications (RFQ). 
This can be as simple as requesting a letter of interest rather than a full proposal. Keep 
the process focused and efficient. Remember, developers will also be evaluating 
the town’s responsiveness. If they’re expected to take on the risk of a project like this, 
they’ll want to know they can count on a consistent and reliable municipal partner.
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3. DEFINE A CLEAR VISION, OUTLINE A TRANSPARENT PROCESS FOR 
EVALUATING DEVELOPERS, AND SPECIFY WHAT THE TOWN IS PREPARED 
TO CONTRIBUTE TO THE PROJECT

Why: A clear vision is essential, remember - investment follows vision. Developers 
can’t respond effectively if the community doesn’t know what it wants. They also 
need to trust that the town will be a reliable partner, especially as they take on the 
risk of navigating local political dynamics. Being decisive, transparent, and prepared 
to articulate what the town is willing to contribute—and what it expects in return—is 
key to building that trust. Uncertainty and delays are costly, and nothing frustrates a 
developer more than indecision.

Action: Develop a clear vision for the project that considers future tenants and 
residential needs. At this stage, the vision should remain broad, focusing on how 
the project will meet overall community needs and contribute to the vitality of the 
downtown district. Avoid getting bogged down in minor design details, such as 
façade colors, and allow for flexibility that offer room for developer creativity and 
market realities.

Action: Prior to engaging in negotiations, agree to an “Exclusive Right to Negotiate” 
(ERN) with the developer. The ERN should include clear timelines with the 
expectation that it will result in a long-term development agreement. 

4. REFINE THE FINANCIAL MODEL WITH MULTIPLE SCENARIOS

Why: The current financial analysis serves as a baseline, offering a single estimate 
based on current conditions and assumptions. As more detailed design and site 
information becomes available, the model should be updated to reflect changing 
variables. A flexible model allows the board to evaluate multiple options and make 
more informed decisions.

Action: Use the provided Excel model as a dynamic tool—updating it regularly 
as new data is gathered. Explore phased development options and test different 
design scenarios. The model should support negotiations with developers by clearly 
identifying project gaps, financial feasibility, and the justification for any additional 
public investment.
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Glossary of Terms

As-Built Plans: As-built plans provide a 
precise record of the building as it was 
constructed, including any modifications 
made during construction. This is crucial for 
future reference, maintenance, renovations, 
and repairs. 

Cash Flow: The net balance of cash moving 
into and out of a business at a specific point 
in time.

Debt Coverage Ratio: A measurement of a 
firm’s available cash flow to pay current debt 
obligations.

Effective Gross Income: The potential gross 
rental income plus other income minus 
vacancy and credit costs of an investment 
property. 

Fixed Expenses: Cost that do no vary based 
on occupancy. This may include insurance 
and property taxes.

Hard costs are generally defined as  
those items associated with construction, 
including materials, labor, and equipment. 
Hard cost also includes contractor overhead 
and profit.

Net Operation Income: All revenue from the 
property, minus all responsibility necessary 
operating expenses 

Operating Reserves: Cash reserve set 
aside for planned replacement not covered 
under insurance. This may include roof 
replacement, HVAC systems or other 
mechanical system. 

Soft Costs refer to costs associated with 
the architecture and design fees, sales 
commissions, legal fees, and other expenses 
not directly related to building materials and 
labor. 

Total Operating Expenses: Total expenses 
that are incurred over a given period of time 
as a result of normal business activities. 

Variable Expenses: Costs that vary with 
occupancy. This can include repairs, trash 
removal, utilities, and property management 
fees. 
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ORDINANCE 26-04 

AN ORDINANCE AMENDING CHAPTER 18 OF THE TOWN OF 
ELIZABETH MUNICIPAL CODE BY THE ADDITION THERETO OF A 
NEW ARTICLE XVI ADOPTING THE WILDFIRE RESILIENCY CODE 

WHEREAS, the Colorado Legislature passed SB23-166 and SB25-142 mandating the 
adoption of a model wildfire resiliency code by local governments including the Town; and 

WHEREAS, the Town hereby adopts the wildfire resiliency code as drafted and adopted 
by the Wildfire Resiliency Code Board. 

BE IT ORDAINED BY THE BOARD OF TRUSTEES FOR THE TOWN OF 
ELIZABETH, COLORADO, THAT: 

Section 1. Chapter 18 of the Town of Elizabeth Municipal Code is amended by the 
addition thereto of a new Article XVI to read as follows: 

ARTICLE XVI – WILDFIRE RESILIENCY CODE 

Sec. 18-16-10. – Adoption. 

There is hereby adopted for the purpose of establishing minimum regulations for 
the safeguarding of life and for property protection intended to mitigate the risk to 
life and structures from the intrusion of fire from wildland fire exposures and fire 
exposures from adjacent structures and to mitigate structure fires from spreading to 
wildland fuels in the Town, the 2025 Colorado Wildfire Resiliency Code, published 
by the Colorado Division of Fire Prevention & Control.  All Appendices to the 2025 
Colorado Wildfire Resiliency Code are hereby adopted. 

Sec. 18-16-20. – Copy on file. 

One (1) copy of such Code is on file in the office of the Town Clerk and may be 
inspected during regular business hours. 

Sec. 18-16-30. – Amendments. 

The Code adopted herein is hereby modified by the following amendments: 

(a) Section 101 Scope and General Requirements is amended to read as 
follows: 

101.1 Title.  These regulations shall be known as the Colorado Wildfire Resiliency 
Code as adopted by the Town of Elizabeth, hereinafter referred to as "this Code". 

(b) Section 103.1 Creation of agency is amended to read as follows: 

103.1 Creation of agency.  The Town Building Department is the official in charge 
thereof and shall be known as the Code official.  The function of the agency shall 
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be the implementation, administration, and enforcement of the provisions of this 
Code. 

(c) Section C101.3.4 Compliance with orders and notices is amended to read 
as follows: 

C101.3.4 Citations.  Persons operating or maintaining an occupancy or premises 
subject to this Code who allow a hazard to exist or fail to take immediate action to 
abate a hazard on such occupancy, premises, or vehicle when ordered or notified to 
do so by the Code official shall be subject to penalties as set forth in Article IV of 
Chapter 1 of the Town of Elizabeth Municipal Code.  Such violation is also deemed 
a nuisance and may be abated as such. 

(d) Section C101.3.7 Violation penalties is amended in part to read as follows: 

All violations shall be subject to the penalties in Article IV of Chapter 1 of the 
Town of Elizabeth Municipal Code. 

Sec. 18-16-40. - Penalty. 

Failure to comply with the terms of the Wildfire Resiliency Code or with this Article 
shall constitute a civil infraction.  Any person who is found guilty of, or pleads 
guilty or nolo contendere to the commission of the civil infraction shall be subject 
to a civil penalty as set forth in this Code.  For each day, or portion thereof during 
which any violation continues, a person may be cited for a separate civil infraction. 

Section 2. The Wildfire Resiliency Code - Fire Intensity Classifications contained in 
the Colorado Wildfire Resiliency State Code Map, developed by the Division of Fire Prevention 
and Control (DFPC) and the Colorado State Forest Service (CSFS) and within the municipal 
boundaries of the Town are hereby adopted as the wildland-urban interface areas with the 
corresponding fire intensity classifications.  Town staff is directed to ensure such map is available 
for public inspection through an accessible online platform and at the office of the Town Clerk. 

Section 3. Severability.  If any section, paragraph, clause, or provision of this 
Ordinance shall for any reason be held to be invalid or unenforceable, the invalidity or 
enforceability of such section, paragraph, clause or provision shall not affect any of the remaining 
provisions of this Ordinance, the intent being that the same are severable. 

Section 4. The Board of Trustees hereby finds, determines and declares that this 
Ordinance is promulgated under the general police power of the Town, that it is promulgated for 
the health, safety and welfare of the public, and that this Ordinance is necessary for the preservation 
of health and safety and for the protection of public convenience and welfare.  The Board of 
Trustees further determines that the Ordinance bears a rational relation to the proper legislative 
object sought to be attained. 

Section 5. This Ordinance shall become effective 30 days after publication. 
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Read and approved at a meeting of the Board of Trustees of the Town of Elizabeth, 
Colorado, this ____ day of ______________, 2026. 

 
 
Passed by a vote of _______ for and _______ against and ordered published. 

 
 

______________________________ 
Angela Ternus, Mayor 

 
ATTEST 
 
 
___________________________________ 
Michelle M. Oeser, Town Clerk 
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 TOWN OF ELIZABETH 
MICHELLE M. OESER TOWN CLERK / ADMINISTRATIVE SERVICES DIRECTOR 

 

 
▪ PO Box 159, 151 S. Banner Street ▪ Elizabeth, Colorado 80107 ▪ (303) 646-4166  

▪ Fax: (303) 646-9434 ▪ www.townofelizabeth.org 
 

 

TO:  Honorable Mayor and Board of Trustees 
FROM:  Michelle Oeser Town Clerk 
DATE:  March 24, 2026 
SUBJECT: First Responders Day / Chili Cookoff 

______________________________________________________________________________ 
 
SUMMARY 
On March 3, 2026, the Elizabeth Firefighters Community Foundation applied for a Special Event 
Liquor Permit and a Special Event Permit for the Annual First Responders Day / Chili Cookoff 
event. The Special Event at Running Creek Park will be held under Don Means. The use of 
Running Creek Park was approved by Town Clerk Michelle Oeser. 
All necessary fees, paperwork and posting have been completed and turned in as required. The 
applicant has already paid for the use of Running Creek Park. 
All partner agencies and Town departments have reviewed the application and have no 
concerns about the planned event.  
The applicant will work with the Elbert County Health Department for food vendor paperwork. 
This will ensure safeguards are in place.  
 
STAFF RECOMMENDATION 
Staff recommend approval of the Elizabeth Firefighters Community Foundations First 
Responders Day / Chili Cookoff Special Event License application. 
 
ATTACHMENTS(S) 
Special Event Liquor Permit Application  
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Dear Community Partner, 

We are excited to announce the 9th Annual First Responders Day, taking place Saturday, September 
12, 2026, at Running Creek Park in Elizabeth. 

This event has become a cherished community tradition dedicated to honoring the men and women who 
serve and protect our community every day. 

On behalf of The Means Agency, the Elizabeth Firefighters Community Foundation, and our local first 
responder agencies, we would like to thank our generous sponsors and supporters who helped make 
last year’s event our biggest yet. Together, we raised over $22,000 to support our local departments and 
welcomed more than 1,000 community members to celebrate our local heroes. 

First Responders Day was founded over eight years ago by The Means Agency, originally known as the 
Protectors of Elizabeth event. The goal has always been simple: bring our community together to 
recognize the dedication, sacrifice, and service of our first responders while building stronger 
relationships between emergency services and the residents they serve. 

Each year we proudly honor the four agencies that protect our community: 

Elizabeth Fire Rescue 
Elizabeth Police Department 
Elbert County Sheriff’s Office 
Colorado State Patrol 

This year we are also excited to continue partnering with the Elizabeth Firefighters Community 
Foundation for their 5th Annual Chili Cook-Off and Roasting, which raises additional funds to support 
these agencies. 

The event includes complimentary food, drinks, live music, family activities, and community 
fundraising efforts, making it a fun and meaningful day for everyone who attends. 

As the event continues to grow, the support of local businesses like yours is essential. Your sponsorship 
allows us to continue honoring our first responders while creating a memorable community event. 

Please review the attached sponsorship opportunities, which outline the benefits and recognition your 
business will receive. 

If you would like to become a sponsor or learn more, please contact Megan at The Means Agency at 
303-646-9701. To assist with event planning and logistics, we kindly ask that sponsorship commitments 
be confirmed by Friday, May 29, 2026. 

Thank you for supporting our first responders and helping make this meaningful community event 
possible. 
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 TOWN OF ELIZABETH 
MICHELLE M. OESER TOWN CLERK / ADMINISTRATIVE SERVICES DIRECTOR 

 

 
▪ PO Box 159, 151 S. Banner Street ▪ Elizabeth, Colorado 80107 ▪ (303) 646-4166  

▪ Fax: (303) 646-9434 ▪ www.townofelizabeth.org 
 

 

TO:  Honorable Mayor and Board of Trustees 
FROM:  Michelle Oeser Town Clerk 
DATE:  March 24, 2026 
SUBJECT: Elizabeth Brewfest 

______________________________________________________________________________ 
 
SUMMARY 
On March 4, 2026, the Pines and Plains Libraries Foundation applied for a Special Event Liquor 
Permit and a Special Event Permit for the first Elizabeth Brewfest. The Special Event at Running 
Creek Park will be held under Susan Bryne’s name. The use of Running Creek Park was 
approved by Town Clerk Michelle Oeser. 
All necessary fees, paperwork and posting have been completed and turned in as required. The 
applicant has already paid for the use of Running Creek Park. 
All partner agencies and Town departments have reviewed the application and are working 
with the applicant to make sure the event runs smoothly.  
The applicant will work with the Elbert County Health Department for food vendor paperwork. 
This will ensure safeguards are in place.  
 
STAFF RECOMMENDATION 
Staff recommend approval of the Pines and Plains Libraries Foundation Elizabeth Brewfest  
Special Event License application. 
 
ATTACHMENTS(S) 
Special Event Liquor Permit Application  
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▪ PO Box 159, 151 S. Banner Street ▪ Elizabeth, Colorado 80107 ▪ (303) 646-4166  
▪ Fax: (303) 646-9434 ▪ www.townofelizabeth.org 

TOWN OF ELIZABETH 

CHRIS LOWE/INTERIM TOWN ADMINISTRATOR 

 
 

ADMINISTRATOR REPORT 
 

• As you know, I’ve been spending some time with developers on possible projects as many 
Trustees have as well. Those meetings are not dwindling as the Gold Creek reps would like to 
chat informally with each of you. Their representative, David Bourne, will be in town on April 8 
and 9, so if you have availability on those dates, please let me know and we’ll make sure they 
are at Town Hall to meet.  

• Working on issues related to the Main Street Streetscape. Will provide an update in executive, 
but please feel free to call me if you want details prior to Tuesday. 

• Talked with Gold Creek Valley HOA President about issues with the fire and vegetation around 
some detention ponds. Will talk with Mike on this when he is back on duty. 

• We are soliciting informal bids from recruiters on a possible search. Michelle is coordinating 
that, but our due date is end of March, so we’ll let you know about responses soon. 

• We have had difficulty figuring out the methodology for how previous staff were administering 
the Resolution that provides for biannual Tap Fee adjustments. To provide clarity, I determined 
that we should be using the CPI-U measure of inflation to make that adjustment. In that 
memorandum, I expressed that it is the intent of the Town to check that number at the 6-
month mark of the year to determine whether an adjustment should be made during the 
budget year. If the percentage change is less than 4% at mid-year, no adjustment will be made 
and we will adjust using the CPI-U measure for that year at the end of the year. That Memo is 
included in your packet for reference.  

• Finally, the Black Hills Yellow Jacket’s men’s basketball team won the South Central NCAA 
Division II Regional, beating the #1, 2 and #7 seeds and conquering the #14 and #15 teams in 
the nation, one on their own home floor. They advance to the Elite 8 in Pittsburgh on 
Wednesday, March 25. The regional tournament MVP was some kid named Cam Lowe, 
apparently he’s pretty good.  

• On a related Elizabeth note, a former Elizabeth High hooper, Tristan Smith, will be carrying the 
Elizabeth flag into battle for the Northern Iowa Panthers in the NCAA Div I tourney this week. 
They face off against the mighty St. John’s Redhawks coached by Rick Pitino. If they win, they 
could face my beloved Jayhawks.  
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▪ PO Box 159, 151 S. Banner Street ▪ Elizabeth, Colorado 80107 ▪ (303) 646-4166  
▪ Fax: (303) 646-9434 ▪ www.townofelizabeth.org 

TOWN OF ELIZABETH 

CHRIS LOWE/INTERIM TOWN ADMINISTRATOR 

 
MEMORANDUM 

 
To: Mayor and Board of Trustees 
 
From: Chris Lowe, Interim Town Administrator 
 
Cc: Hannah Bruce 
 
Date: March 3, 2026 
 
 Re: Biannual Water Tap Fee Adjustments Pursuant to Resolution 16R27 
 
As you know, the Resolution listed above authorizes a biannual adjustment to Water Tap  
Fees consistent with the CPI-U. This is the measure that the utility needs to monitor to ensure that our 
costs are adjusted along with inflation. We should not be measuring that percentage based on the C-
CPI-U, as this Chained CPI measurement accounts for substitution of products by consumers to 
ameliorate actual CPI. Since our utility does not have the freedom of substituting products in most 
cases, the CPI-U is the best measure to capture increasing (or decreasing) costs to the utility based on 
inflationary pressures.  
 
CPI fluctuates throughout the year and because of this if we adjust the CPI at the 6-month mark of the 
year, we may not capture all of the increase in percentage in a calendar year. The Resolution calls for a 
review at the 6-month period to determine if an adjustment is warranted. If the CPI has increased 
more than 4%, this would warrant an adjustment mid-year. At the end of the year, that CPI number 
should be reviewed once again and if the CPI continued to increase over and above the adjustment at 
the midyear mark, we would adjust the fee again based on the difference of the 6-month mark and 
where it ended up for the calendar year.  
 
Now, if the CPI at the 6-month mark is less than 4%, it makes sense to simply make one adjustment at 
the end of the year to set the new tap fee for the next calendar year. This allows us to true up the 
needed percentage increase annually. So, standard practice is to monitor the CPI-U at 6 months of the 
calendar year and determine whether an increase is warranted. If the CPI has not jumped considerably, 
no action should be taken and the utility will capture that year’s inflationary increase at the end of the 
year for the full calendar year prior.  
 
This is merely guidance for what we believe to be the most efficient method for calculating increased 
costs to keep our fee consistent with increasing costs for goods and services.   
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TOWN OF ELIZABETH POLICE DEPARTMENT 

CHIEF OF POLICE JEFF ENGEL 
 

ELIZABETH POLICE DEPARTMENT ACTIVITY STATISTICS REPORT 
Period: 03/01/2026 to 03/14/2026 

425 S. Main St., P.O. Box 1527, Elizabeth, Colorado, 80107 
Phone: 303-646-4664 Fax: 303-646-0616 

Email: Police@townofelizabeth.org 
www.townofelizabeth.org 

 

 

ELIZABETH POLICE DEPARTMENT'S MISSION STATEMENT: 

“The Elizabeth Police Department is committed to service excellence in protecting life and 
property, impartial enforcement of law, and building community with those who live, work, and 

visit, the Town of Elizabeth.” 

 

The following is an informational breakdown of EPD police activity from 03/01/2026 at 12:01 
a.m. to 03/14/2026 at 11:59 p.m. This information is compiled from our Records Management 

System (RMS), identified as New World (NW), as well as Douglas County Regional Dispatch 
(DCRD) records. 

 

*All suspects/defendants are presumed innocent until proven guilty in a Court of Law. *  
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TOWN OF ELIZABETH POLICE DEPARTMENT 

CHIEF OF POLICE JEFF ENGEL 
 

ELIZABETH POLICE DEPARTMENT ACTIVITY STATISTICS REPORT 
Period: 03/01/2026 to 03/14/2026 

425 S. Main St., P.O. Box 1527, Elizabeth, Colorado, 80107 
Phone: 303-646-4664 Fax: 303-646-0616 

Email: Police@townofelizabeth.org 
www.townofelizabeth.org 

 

Total Calls for Service:  

 

283 

 

Traffic Stops: 

Total Stops: Penalty Assessments 
Issued: 

Warnings Issued: 

62 25 37 

 

Other Calls for Service: 

Call Type: Number of Calls: 

911 Landline 20 

911 Rapid SOS 4 

Alarm-Bank 2 

Alarm-Business Burglary 2 

Animal Complaint 4 

Assault 1 

Assist Fire 3 

Assist to Other Agency 6 
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TOWN OF ELIZABETH POLICE DEPARTMENT 

CHIEF OF POLICE JEFF ENGEL 
 

ELIZABETH POLICE DEPARTMENT ACTIVITY STATISTICS REPORT 
Period: 03/01/2026 to 03/14/2026 

425 S. Main St., P.O. Box 1527, Elizabeth, Colorado, 80107 
Phone: 303-646-4664 Fax: 303-646-0616 

Email: Police@townofelizabeth.org 
www.townofelizabeth.org 

 

Business Check 24 

Citizen Assist 17 

Citizen Contact 12 

Crime Prevention 3 

Dead Animal 1 

Disorderly Conduct 1 

Disturbance 3 

Domestic Violence-Physical 1 

Drug Offense 1 

Flock 2 

Follow Up 30 

Harassment 4 

Increase Patrol 21 

Informational Report 1 

Medical Assist 6 

Motorcycle Complaint 1 

Motorist Assist 4 

Municipal Ordinance Violation 4 

Motor Vehicle Crash with Property Damage 2 
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TOWN OF ELIZABETH POLICE DEPARTMENT 

CHIEF OF POLICE JEFF ENGEL 
 

ELIZABETH POLICE DEPARTMENT ACTIVITY STATISTICS REPORT 
Period: 03/01/2026 to 03/14/2026 

425 S. Main St., P.O. Box 1527, Elizabeth, Colorado, 80107 
Phone: 303-646-4664 Fax: 303-646-0616 

Email: Police@townofelizabeth.org 
www.townofelizabeth.org 

 

Park Check 1 

Parking Complaint 2 

Report Every Drunk Driver Immediately (REDDI) 4 

Returned Runaway 1 

School Education 1 

Sex Assault on a Child 1 

Sex Offense 1 

Suicidal subject 2 

Suspicious Circumstance 4 

Suspicious Vehicle 4 

Traffic Complaint 2 

Traffic Hazard 4 

Traffic Stop 62 

Unwanted Subject 1 

VIN Verify 4 

Welfare check 3 
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TOWN OF ELIZABETH POLICE DEPARTMENT 

CHIEF OF POLICE JEFF ENGEL 
 

ELIZABETH POLICE DEPARTMENT ACTIVITY STATISTICS REPORT 
Period: 03/01/2026 to 03/14/2026 

425 S. Main St., P.O. Box 1527, Elizabeth, Colorado, 80107 
Phone: 303-646-4664 Fax: 303-646-0616 

Email: Police@townofelizabeth.org 
www.townofelizabeth.org 

 

 

 

 

Open Patrol Division Criminal Investigations: 

Case Number: Call Type: Details: 

25-6683 Fraud Investigation into theft and 
fraud of a local business. 

25-7891 Shoplifting Investigation involving 
shoplifting at a local business. 

26-0673 Assault Investigation into an Assault 
involving an at-risk person. 

26-0862 School Incident Investigation into an incident 
that occurred at a local school. 

26-1417 Fraud Fraud reported at a local 
business. 
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TOWN OF ELIZABETH POLICE DEPARTMENT 

CHIEF OF POLICE JEFF ENGEL 
 

ELIZABETH POLICE DEPARTMENT ACTIVITY STATISTICS REPORT 
Period: 03/01/2026 to 03/14/2026 

425 S. Main St., P.O. Box 1527, Elizabeth, Colorado, 80107 
Phone: 303-646-4664 Fax: 303-646-0616 

Email: Police@townofelizabeth.org 
www.townofelizabeth.org 

 

 

Open Community Services Division Municipal Ordinance Violations: 

Case Number: Call Type: Notes: 

26-0605 Municipal Ordinance 
Violation 

Investigation into code 
violations at a property within 

Town. 

26-0830 Municipal Ordinance 
Violation 

Investigation into code 
violations at a property within 

Town. 

26-1544 Municipal Ordinance 
Violation 

Investigation into code 
violations at a property within 

Town. 

26-1447 Municipal Ordinance 
Violation 

Investigation into code 
violations at a property within 

Town. 

26-1446 Municipal Ordinance 
Violation 

Investigation into code 
violations at a property within 

Town. 

26-1305 Municipal Ordinance 
Violation 

Investigation into code 
violations at a property within 

Town. 

26-1480 Municipal Ordinance 
Violation 

Investigation into code 
violations at a property within 

Town. 

 

Page 117 of 157

mailto:Police@townofelizabeth.org
http://www.townofelizabeth.org/


 
TOWN OF ELIZABETH POLICE DEPARTMENT 

CHIEF OF POLICE JEFF ENGEL 
 

ELIZABETH POLICE DEPARTMENT ACTIVITY STATISTICS REPORT 
Period: 03/01/2026 to 03/14/2026 

425 S. Main St., P.O. Box 1527, Elizabeth, Colorado, 80107 
Phone: 303-646-4664 Fax: 303-646-0616 

Email: Police@townofelizabeth.org 
www.townofelizabeth.org 

 

*Please note that limited information regarding open investigations is available. This is to 
protect the integrity of the investigations. * 

 

Closed Case/Incident Reports: 

Case/Incident 
Number: 

Call Type: Details: 

26-1265 Child Abuse Child Abuse reported at a school in Elizabeth. 
Case was forwarded to proper Jurisdiction for 

investigation. 
26-1273 Fraud Fraud was reported by a citizen of the town. 

After investigation there was no crime found. 
26-1005 Municipal Ordinance 

Violation 
Investigation into code violations at a 

property within Town. 
26-1387 Motor Vehicle Crash 

Injury 
Motor Vehicle Crash at a local school. Crash 

was investigated on scene. 
26-1187 Suspicious 

Circumstance 
A Suspicious Circumstance was reported at a 
School in Town. After investigation there was 

no crime found. 

26-1294 Child Abuse Child Abuse investigated at a residence in 
Town. After investigation charges were filed 

with the District Attorney’s Office. 

26-1476 Warrant Arrest Traffic Stop resulting in a warrant arrest. 
Person was booked into jail. 

26-1475 Domestic Violence Domestic Violence was investigated. After 
Investigation there were no charges filed. 
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26-1332 Harassment A harassment was reported. After 
investigation there was no crime found. 

26-1412 Motor Vehicle Crash Officers responded to a crash in Town. After 
investigation a ticket was issued. 

26-1392 Warrant Arrest Traffic stop resulting in the driver having a 
warrant. Driver was transported to the jail. 

26-1277 Medical Assist Medical personnel responded to a local 
school. There was no crime associated with 

the investigation. 

26-1272 Domestic Violence Domestic Violence was reported. There was 
not sufficient evidence to file charges. 

26-1252 Sex Offense A Sex Offense was reported. After 
investigation there was not sufficient 

evidence. 

26-0910 Drug Violation Citizen turned found drugs into the Elizabeth 
Police Department. There were no charges 

filed. 

26-1191 Arson An Arson was investigated. After the 
investigation concluded a suspect was 

charged. 

26-1196 Disturbance Officers responded to a disturbance at a 
residence. There was no crime found. 
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26-1172 Child Abuse Officers responded to a child abuse in Town. 
After investigation there was not sufficient 

evidence to file charges. 
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Town of Elizabeth Police Department Monitoring Report 

March 24, 2026 

Departmental Updates: 
• We are winding down Vector Solutions training.  The training has been a challenge,

learning new software, completing the “homework” assigned, designing modules, and
developing creative ways to maximize the technology.  As with any new technology, there
will be a learning curve.  However, we fully anticipate this will aid the police department
with scheduling, training, professional development, inventories, and make the
department more efficient.

• The Virtual Private Network (VPN) has been installed and is fully operational.  Installation
of the VPN provides enhanced security, safe public Wi-Fi use, enhances our internet
connection by avoiding ISP throttling, and provides full remote access.

Training Updates: 

• Sgt. Sean Bigler attended a Colorado POST-approved firearms instructor course.  The free
course allows Sgt. Bigler to instruct firearms not only at the departmental level, but also
at the police academy level.

• The Elizabeth Police Department in conjunction with the Elbert County Sheriff’s Office and
the Colorado State Patrol, hosted a drug interdiction training.  This course equips officers
with the knowledge and skills in criminal patrol and interdiction techniques, concealment
methods, and case preparation.  Officers from multiple jurisdictions, including the Simla
Police Department, Parker Police Department, Lincoln County Sheriff’s Office, and the
Douglas County Sheriff’s Office, were in attendance.  We would like to especially thank
the Elbert County Sheriff’s Office and the Colorado State Patrol for their collaboration and
commitment in making this course come to fruition.
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Deputy/Supervisor Name & Number 
Alex Allen 1903 Page 2 of 2 

 

 
 
 
There was medical records and Serious Bodily Injury form signed. 
 

 stated today she placed  in the room and closed the door while she went to sleep. 
 was secured in the infant car seat and placed in the room and was in the room where the feces were 

smeared on the wall. heard  crying and saw with severe laceration. The feces were dried on the wall 
and appeared to have been on the wall for quite some time. No kids at the time of call had any feces on their hands 
that would indicate it happening today. 
 

  
 

  
 
Charges for  
 
CRS 18-6-401(7)(a)(III) Child Abuse – Knowingly causing Serious bodily Injury (C3F) 
CRS 18-6-401(7)(b)(I) Child Abuse – Knowingly (C5F)  
CRS 18-6-401(7)(b)(I) Child Abuse – Knowingly (C5F) 
 
Charges for  
 
CRS 18-6-401(7)(b)(I) Child Abuse – Knowingly (C5F) 
CRS 18-6-401(7)(b)(I) Child Abuse – Knowingly (C5F) 
CRS 18-6-401(7)(b)(I) Child Abuse – Knowingly (C5F) 
 
Charges for  
 
CRS 18-6-401(7)(b)(I) Child Abuse – Knowingly (C5F) 
CRS 18-6-401(7)(b)(I) Child Abuse – Knowingly (C5F) 
CRS 18-6-401(7)(b)(I) Child Abuse – Knowingly (C5F) 
 
This case requires further investigation, and charges will be filed with the DA’s Office.  
 
Nothing further to report.   
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 TOWN OF ELIZABETH 
CLERK’S/FINANCE OFFICE MANAGER’S REPORT 

 

 
▪ PO Box 159, 151 S. Banner Street ▪ Elizabeth, Colorado 80107 ▪ (303) 646-4166  

▪ Fax: (303) 646-9434 ▪ www.townofelizabeth.org 
 

March 24,12026 

The Clerk’s / Finance report reflects updates provided by individual Staff members.   

Justin 
• I've been learning a lot since the last report.  
• In addition to my utility’s responsibilities, I have also learned how to manage sign 

permits, handle business license renewals, and have had more practice with pet 
licensing. I also completed the notary training, as well as the notary the exam.  

• My application is submitted, and I am patiently waiting for their response. Then on to 
passports! 

Allison 
• I have started training Justin on Passports.  I think he will do well with these.  He 

practiced taking photos and did a great job! 
• I have begun working on transferring water account documents into Laserfiche.  So far, I 

still have over 300 electronic documents to transfer.  After that is complete, I plan to 
move on to the paper files.  I am also looking at going to the Laserfiche conference this 
year to further my understanding of the program and its capabilities. 

Michelle 
• This month’s Senior Luncheon welcomed 25 attendees. Chief Engel and Sheriff Norton 

gave an informative presentation on scams and artificial intelligence and took time to 
answer questions from the public. Free hearing screenings were also available. Several 
attendees shared how much they enjoyed both the luncheon and the valuable 
information provided. 

• April’s luncheon will feature a fun spring planting activity, where participants will 
receive take-home plants and a goodie bag. 

• Next Thursday we are hosting a Staff pancake breakfast at Town Hall. It is a first and I 
think it will be a great way to start our day! 

• On March 15, I celebrated 20 years in municipal government. I began my career at the 
front desk, and what a journey it has been to get where I am today. 
I’m incredibly grateful for the opportunities I’ve been given along the way, and for the 
many outstanding people I’ve had the privilege to work with—both in the past and 
today.  
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This report is reconciled but we are updating journal entries for 
audit and this report will change as the audit moves forward.
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	Name: Tony Atencio
	Physical Address: 
	Mailing Address: 
	Telephone Number: 
	Email Address: 
	Email: Yes
	Telephone: Yes
	Other: Off
	Years of Residency: 4
	Yes: Yes
	No: Off
	Number of Board Meetings: 0
	Number of Public Meetings: 0
	Place of Employment: VetsEZ
	Yes-2: Yes
	No-2: Off
	Elected Office held: No
	Memberships: None
	Volunteer Experience: None
	2 Challenges facing the Town: 1. Growth is inevitable and a good thing, if done correctly. We are not ready for another sub-division. Growth must be slow and starts with a good foundation. Infrastructure is the most obvious, but before that we need Emergency/Trauma facility, a community center, and better economic/job opportunities. 

Emergency Medicine - Going to Parker or Castle Rock in an emergency situation may be too far, especially for those living outside of Elizabeth proper, with air lift being the only option to get them life saving trauma care in time. A centralized trauma center/ED for Elbert county located in Elizabeth would create jobs, provide the services we need, and provide a boost to the local economy.

Community/Senior Center - This town needs a center where youth can go after school, have someplace warm to go in the winter, someplace cool in the summer. Where the aging members of the community can come together and exercise, socialize, learn at a low cost or free. A place where the Elbert County Wranglers can host basketball and wrestling matches. Building a center would create job, volunteer, and economic opportunities. Hosting craft fairs, conferences, classes, etc... would generate revenue for the town.

Economic/job opportunities - This town is great for those who work remotely or do not mind the commute. In-town opportunities are few. Attracting new businesses has been slow. Analysis of the slow business growth needs to be completed and then addressed. Tax breaks for local residents who open a business. Perhaps a case study of the needs of the town and try to attract those entrepreneurs or put the idea out there for a town resident to start the business.
 
	Change you would like to see in Town: Operation changes need to include economic growth. Before this town becomes the next Parker, it needs to be financially stable and ready. The solution is NOT to increase taxes as many politicians have done. Review the budget, trim the fat and redirect those funds into growth opportunities. A new stadium for the stampede, a community center, Emergency Trauma Center, business opportunities.
	List of skills: As a data analyst and software developer, I would bring an analytical skill set, using data to tell a story of need as opposed to opinion or feelings. 
	Research performed prior: ELIZABETH POLICE DEPARTMENT ACTIVITY STATISTICS REPORT
ELBERT COUNTY 2023 BEHAVIORAL HEALTH ASSESSMENT FINAL REPORT
https://www.townofelizabeth.org/
	Why do you want to serve: Throughout my career, I have always been in a position of helping people and making a difference. From the USAF, to hospitals, to the VA, I have been helping strangers, this position would help me make a difference for my neighbors and friends. 
	Willing to run again: Depends. I have never held a position like this and would use the opportunity to gain an understanding of what it is like. If I find that I have a passion for this, then yes, absolutely I will run.
	Accounting/Bookkeeping experience: I am certified in Excel and Data Analytics, and have been an Operations Manager where I created, analyzed, and monitored budgets. I use these skills at home with my own personal finances, by creating budgeting spreadsheets and investing where I can.  
	Are you able to devote time: As am empty nester, I have plenty of time for the position. I am a planner and will provide any time away upon it being scheduled. 
	Valuable additional information: I find that I am passionate about helping others, it gives me a sense of purpose. Since my daughter finished college and is on her own, I have been searching for a way to fill that void. This opportunity would be that for me. I want to make a difference in the community and do my part by becoming a part of it. I love this town, the peace I feel living out here, the people, the Americana and pride we all display.
	Conflicts of Interest: No
	Conflicts of Interest-2: 
	Name1: Deborah Kula
	Physical Address1: 
	Mailing Address1: 
	Telephone Number1: 
	Email Address1: 
	Email1: Yes
	Telephone1: Yes
	Other1: Off
	Years of Residency1: 1.5
	Yes1: Yes
	No1: Off
	Number of Board Meetings1: 0
	Number of Public Meetings1: 4
	Place of Employment1: Douglas County Government
	Yes-21: Yes
	No-21: Off
	Elected Office held1: I have not held an elected office.  I have been a renter for years and I didn't feel it was appropriate nor could I since I didn't own property in the Town/City I was residing in.  Since this is the 1st home I've owned in years, I now feel this is the right time to give back to my community.
	Memberships1: None.  This is the 1st home I've owned in a long time and as a renter I couldn't participate in my HOA but now that I've set down roots and enjoy all the people I meet in Elizabeth I feel that this is the right time to become active in my community.
	Volunteer Experience1: Aurora Water Festival
Aurora Highline Canal Cleanup
Reading to Kids - Bend, OR
Foster Home for Pet Adoption Network, Redmond, OR
Driver for rescue dogs for Pet Adoption Network, Redmond, OR
New Hope Cattle Dog Volunteer, Aurora, CO
Denver Jaycees
	2 Challenges facing the Town1: Growth and business expansion.  Responsible growth brings tax base to the Town which allows for services to expand; with growth we need to ensure that there is water available.  We will need to look at how do we get the message out to realtors and business owners for the regional commercial corridors that Elizabeth is a great place to own and have a business.  Another item to review would be the permitting process for businesses to ensure it is as streamlined as possible without jeopardizing the Town's needs.   
	Change you would like to see in Town1: The Town appears to struggle with providing supporting information as to why we (citizens) should support changes including tax increases.  For example the Fire Department, while a separate entity, requested a tax increase but never really explained why they needed it, what they would use it for.  Another example is that the Parks & Rec Dept sent out a survey regarding the rec center but never explained why the tax payers should chip in vs. having the Town or developers provide funding or why this additional funding was needed.  MHFD did a great job with their message on why to support their tax increase and it was passed overwhelmingly several years ago.  We need to talk to people, share information as to not only the what but the why so that we can get the support needed for the Town to be financially viable for the future.
	List of skills1: Being an engineer in a public government position, I understand budgets, timing along with how zoning codes work and need to be applied on a consistent basis.  I understand codes and how they should be applied and that voting is not a personal matter but a public matter as to what is good for the Town based upon the Town's established framework.
	Research performed prior1: I know a little of what a Board of Trustee does because of my employment with Douglas County government.  I reviewed all the information available on the Town's website; I understand that BOT meetings are held the 2nd & 4th Tuesdays at 7 pm at Town Hall.  These meetings require preparation, including reviewing packets. I will be able to step into this role quickly due to my employment and that I have prepared documents for my Douglas County position.   I understand that along with the regular meetings that there are  social events that need to be attended, i.e. Town Clean Up Day, Elizabeth Days.  I  signed up when I moved in to get notified of the Planning Commission and Board of Trustees meetings, so I have been tracking Town business.
	Why do you want to serve1: I met with James, the Assistant Public Works director during an ice cream social and have seen him again several times and his enthusiasm for his role and what the Town does is always a pleasure to see.  I want to support that experience from the homeowner to the employees, acknowledging that not all parties will ever be 100% happy but to educate them on the "why" things are done the way they are and the balancing act that needs to be done every day.  I participate in my HOA meetings and there are very negative views associated with the Town and how no one likes or wants to support Ward 3 citizens and I would like to change that inference.  
	Willing to run again1: Yes.  I believe I can do good for the Town of Elizabeth because of the breadth and depth of experience I have and the roots that I am setting down in the community to make Elizabeth the best I can for the future citizens to pick up and continue. 
	Accounting/Bookkeeping experience1: I currently am responsible for $4.5 million budget for 3 people in my position in Douglas County, I prepare with our financial support person contracts, review reports, track dollars spent every year, work with Finance to determine the correct coding for the projects I manage as to whether it is a new asset vs. maintenance on an asset for them to track.  I work with other colleagues to ensure their needs are being met as the keeper of the budget for my 4 person group.  I am also the child of two accountants so financial understandings were always discussed in my childhood home. 
	Are you able to devote time1: Yes I am.  I have the availability to work from home and understand vacation time may be needed if the events are longer than a couple of hours.  I am in a flexible enough position that I can coordinate these events ahead of time with my contractors and consultants.
	Valuable additional information1: I bring to the BOT the ability to step into the role quickly due to my knowledge of zoning and engineering requirements for developments, participating and tracking budgets for my employer and my enthusiasm to make Elizabeth a great place to live and do business. 
	Conflicts of Interest1: I have verified with my employer already and they support my interest in serving on the Board of Trustees.
	Conflicts of Interest-21: 


