CITY OF BRIGHTON
REGULAR MEETING OF THE

PLANNING COMMISSION
AGENDA
January 28, 2021
Meeting is to be held virtually at http://brightonco.cc/3o1kfw9
To join by telephone (for higher quality, dial a number based on your current location):
1-669-900-9128, 1-253-215-8782, 1-346-248-7799, 1-646-558-8656, 1-301-715-8592, 1-312-626-6799
Webinar ID: 831 4766 4700
Chairman:
Vice-Chair:
Commissioners:

Chris Maslanik
Fidel Balderas
Oliver Shaw
William Leck
Vacant
Liane Wahl
John Morse
Giana Rocha
Reagen Hindman

Ward III
At Large
Ward I
Ward IV
Ward II
Alternate
Alternate
Youth
Youth

ATTENTION TO ALL ATTENDING PUBLIC HEARING
Please leave all cell phones out of the Commission Chambers or make sure that they are turned off before entering. Thank You!
Por favor apage todos telefonos de celular y aparatos de busca personas antes de entrar al concejo municipal. Muchas Gracias!

I. Call to Order at 6:00 p.m.
II. Pledge of Allegiance
III. Roll Call
IV. Minutes from the December 10, 2020 Planning Commission meeting will be presented for approval
V. Public invited to be heard on items not on the agenda
VI. Agenda Items
1. Bromley Park PUD 26th Amendment Zone Change: Mike Tylka Presenting
2. Historic Splendid Valley Transfer of Development Rights Study: Anneli Berube Presenting
VII. Old Business
VIII. New Business
1. Conflict of Interest Form 2021
IX. Reports
X. Adjournment

CITY OF BRIGHTON
PLANNING COMMISSION
MINUTES
December 10, 2020

I.

CALL TO ORDER
Chairman Maslanik called the meeting to order at 6:05 p.m.

II.

PLEDGE OF ALLEGIANCE
Chairman Maslanik asked Commissioner Shaw to lead the Pledge of Allegiance.

III.

ROLL CALL
Roll call was taken with the following Commissioners in attendance: Chris Maslanik and Oliver
Shaw. Commissioners Fidel Balderas and William Leck were excused. Alternate Liane Wahl was
present and seated to vote. Alternate John Morse was present but not seated to vote.
STAFF PRESENT:
Jason Bradford, Planning Manager; Lena McClelland, Assistant City Attorney; Kate Lesser,
Commission Secretary; Mike Tylka, Senior Planner; Matt Amidei, Utility Project Engineer.

IV.

MINUTES OF PREVIOUS MEETINGS
Minutes from the November 12, 2020 regular Planning Commission meeting were approved as
presented.
Motion by Commissioner Shaw
Second by Commissioner Wahl
Voting Aye: All Present
Motion passes: 3-0

V.

PUBLIC INVITED TO BE HEARD ON ITEMS NOT ON THE AGENDA
No public comments were presented.

VI.

PUBLIC HEARING ITEMS

1.

Water Treatment Plant Expansion Zone Change: Mike Tylka presenting

Planning Commission Minutes
December 10, 2020

1. Public Hearing Item: Water Treatment Plant Expansion Zone Change
Chair invited Staff to present, summarized:
Mr. Tylka presented the item as outlined in the staff report and confirmed that legal publication and posting
were completed for this hearing. Mr. Tylka stood ready for questions.
Chair called for questions from Commission to Staff, summarized:
Commissioner Morse expressed concern for the nearby skate park and any impacts that the project may
have on outdoor activities in the area.
Mr. Tylka explained that any buildings on the property are required to be 15 feet from the rear
property line boarding public lands where the skate park and bike structures are located. A 30 foot
landscape buffer would also be planted on the west side (buffering residential areas) and along
Bromley Lane.
Mr. Amidei commented that the area will also be fenced to help reduce any liability issues
associated with the public having close access to the facilities.
Commissioner Maslanik inquired about the two other owners of parcels in the rezone area.
Mr. Tylka clarified that the City owns all four properties being considered for the zone change.
Adjacent property owners were notified of the zone change.
Chair asks if the Applicant has prepared a presentation:
Mr. Amidei noted that the expansion of the water treatment plant is expected to double the amount of water
treated each day to cover current growth projects through the year 2041.
Commissioner Maslanik questioned whether the expanded facility would serve any other purpose
besides housing the reverse osmosis plant.
Mr. Amidei stated that this site will treat the concentrate of discharge into the South Platte River
according to CDPHE permit requirementsas well as expanding the raw water treatment process.
Chair called for questions from Commission to the Applicant, summarized:
No questions from the Commission were presented.
Chair called for the public to address the Applicant or staff, summarized:
No question from the public were presented
Chair called for any further questions from the Commission or the audience.
No further questions were presented.
Chair called for any member of the audience to speak on behalf of this item being presented.
No proponents were present.
No opponents were present.
Chair closed the public portion at 6:47 p.m.
Chair called for discussion among Commissioners, summarized:
No comments from the Commission were presented.

Planning Commission Minutes
December 10, 2020

Motion by Commissioner Shaw to approve the resolution as presented
Second by Commissioner Wahl
Voting Aye: All Present
Motion passed 3-0
VII.

OLD BUSINESS

VIII. NEW BUSINESS
Chairman Maslanik announced the appointment of two new Youth Commissioners, Giana Rocha and
Reagen Hindman, who will be sworn in at the December 15, 2020 City Council meeting.
IX.

REPORTS
No comments.

X.

ADJOURNMENT

Motion to adjourn at 6:52 p.m.
Motion by Commissioner Shaw
Second by Commissioner Wahl
Voting Aye: All Present
Motion passes: 3-0

AGENDA MEMORANDUM
COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING DIVISION
TO THE PLANNING COMMISSION MEMBERS:
Date Prepared:

January 12, 2021

Date of Hearing: January 28, 2021
Prepared by:

Mike Tylka, AICP, Senior Planner

Reviewed by:

Jason Bradford, AICP, Planning Manager

Subject:

Bromley Park Planned Unit Development (PUD) 26th Amendment Zone
Change

Request:

For the Planning Commission to consider the proposed rezoning and make a
recommendation to the City Council. This request will eventually require the
approval of an ordinance by City Council.

INTRODUCTION:
The Zone Change via a Major PUD Amendment application before the Planning Commission is for an
approximately 11.412 acre property, generally located to the southeast of the intersection of Bridge Street
and S. 40th Avenue and north and east of Fire Station 52 (the “Property”). Currently, the Property has a
zoning designation of “Commercial” via the Bromley Park Planned Unit Development (PUD) 13th
Amendment. Cynthia Leibman of Page Southerland Page, Inc. is the applicant working on behalf of the
Property owner, Columbo II LLC (the “Owner”). The Owner desires to expand the allowed uses on the
site and alter certain site development standards. As such, the Applicant is requesting a zone change,
also commonly known as a rezoning.
Rezoning is the second step in the land development process with the City (Annexation > Rezoning >
Platting > Site Plan Review > Permits). Before any permits can be issued, a Major Subdivision Plan shall
be approved via a public process, a Final Plat shall be approved administratively, and a Site Plan shall
be approved administratively. All will be reviewed using the City’s Land Use & Development Code to
ensure a proposal’s compliance with City codes and policies.
The Bromley Park Annexation Agreement approved in 1985 outlined that the accompanying PUD is
vested for a period of forty (40) years. Additionally, the Bromley Park Land Use Regulations were
adopted in 1986 that outlined PUD amendment processes for the accompanying PUD. Per these
Regulations, the zone change proposal does not meet the criteria for a Minor PUD Amendment, and as
such, must be processed as a Major PUD Amendment “subject to the review of the Planning Commission
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and approval by the City Council after public hearings”. As the property is still vested as part of the
Bromley Park PUD, and as the amendment process is called out as part of the PUD accompanying
Bromley Park Land Use Regulations, a Major PUD Amendment will be permitted. The Bromley Park
Land Use Regulations, though, do not call out specific review criteria for a Major PUD Amendment.
The Planned Development process outlined in the updated Land Use & Development Code is most
closely aligned with the former Code’s PUD Amendment process. As such, Staff and the Planning
Commission should use the Review Criteria outlined in the Land Use & Development Code’s Section
2.04 C. 1. These generally include but are not limited to supporting the implementation of the
Comprehensive Plan, the flexibility provided promotes the general health, safety, and welfare of the
community, standards that support base zoning and design intentions, City and supporting services can
be provided for the proposed uses, and the change supports a community need, amenity, or development
that is not possible under the current zoning. This PUD Amendment is not converting to a Planned
Development (PD) under the updated Land Use & Development Code, given the amendment process
described as part of the vested Bromley Park PUD. As the rezoning is reviewed, it is important to refer
back to the criteria to ensure consistency in review.
BACKGROUND:
The subject Property was annexed in 1986 as part of the Bromley Park 2 Annexation. The majority of
the site is unplatted. In 2009, as part of the Bromley Park PUD 13th Amendment rezoning, it was zoned
Commercial, with uses restricted to those of the City’s C-3 (General Retail & Services) zoning district.
Additionally, the 13th Amendment outlined certain design and lot standards for the Property. At the time,
these design and lot standards pertained to a major prospective tenant. Given that this tenant and
accompanying users never materialized, the Owner and Applicant now seek to rezone to allow for an
expanded mix of possible users allowed under the general standards used in the Bromley Park PUD
before the 13th Amendment was adopted. Prior to the 13th Amendment, the Property was zoned in 1997
as part of the Bromley Park PUD 2nd Amendment as “Commercial” for the six (6) acres directly to the
southeast of the intersection of S. 40th Avenue and Bridge Street. The rest of the Property was zoned for
Multi-Family.
STRATEGIC FOCUS AREA:
● Recognizable and Well-Planned Community
SURROUNDING LAND USES:
Surrounding

Land Use(s)

Zoning

North

Commercial - Retail / Office

South

Fire Station, Vacant Land
(Undeveloped Single Family
Detached Residential)
City Utilities Site (Water
Towers), Vacant Land
(Undeveloped Multi-Family
Residential)
Vacant Land (Undeveloped
Commercial)

I-1 (Light Industrial), Bromley
Park PUD 3rd Amendment
Bromley Park PUD 13th and 24th
Amendments

East

West

Bromley Park PUD 2nd and 8th
Amendments

Pheasant Ridge PUD
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CRITERIA BY WHICH THE PLANNING COMMISSION MUST CONSIDER THE ITEM /
STAFF ANALYSIS:
The PUD Amendment, as submitted by the Applicant, would allow uses as outlined in the Bromley Park
Land Use Regulations for the “Commercial” designation. This would open up the Property to possible
multi-family residential uses, as well as general retail and service commercial uses as outlined in the C3 Zone District. The Bromley Park Land Use Regulations outline that the “Commercial” designation is:
“A mixed use district including general retail, service, office and multi-family uses intended to provide
local and community retail uses and services, as well as, any office use designed to provide
administrative, professional, and personal services category. Land within this classification is located on
arterials.” It is important for the Planning Commission to consider the rezoning under the entire scope
of uses that could be allowed with the desired zone district.
The 13th Amendment outlines standards that provide specific dimensional standards for retail and
outdoor sales, including no minimum floor area requirements for a principal building, and allows for
canopies and certain overhangs to encroach into parking areas and setbacks up to five (5) feet. The
proposed PUD Amendment seeks to remove these specific standards for the Property. The new Land
Use & Development Code outlines outdoor sales and overhanging encroachments in depth, so there is
no need for site specific ones that differ from those allowed citywide. As the proposed PUD Amendment
removes the allowance of no minimum floor area for a principal building, commercial uses will now be
held to a minimum of 1,500 square feet as outlined in the Bromley Park Land Use Regulations.
The proposed PUD Amendment does carry over the minimum required lot size of 0.5 acres. This
standard is slightly larger than the one in the new Land Use & Development Code for similar building
and lot types, but found to be acceptable, and it has already been used in other areas zoned by the
Bromley Park PUD. Staff finds that this standard was originally included in the 13th Amendment to
provide clarification to the stated minimum area of a lot in the Commercial designation of the Bromley
Park Land Use Regulations of four (4) acres. Staff finds that the four (4) acre figure is meant to mean
the entire commercially zoned area and not an individual lot for an end user. As such, staff is comfortable
continuing with a 0.5 acre minimum lot size as this will allow for adequate space to meet parking,
landscaping, open space, and similar requirements, as well as, provide clarification.
Design standards outlined by the PUD Amendment propose that multi-family development may take
place according to the standards outlined in the Land Use & Development Code and that commercial
development may take place according to those standards outlined in the Bromley Park Town Center
Regulations, and if not covered in there, then in the Bromley Park Land Use Regulations. The Land Use
& Development Code will be applied for any development standard or regulation not addressed in those
two documents for commercial proposals.
Comprehensive Plan:
The future land use portion of Be Brighton, the Comprehensive Plan, has designated this area as
appropriate for ‘Commercial’ land uses. Along the Bridge Street and 50th Avenue corridor, in areas that
are zoned as part of the Bromley Park PUD, the same Comprehensive Plan designation of “Commercial”
is in place where properties are allowed the same degree of residential development as proposed with
this PUD Amendment. This is because they are governed by the uses allowed by the “Commercial”
designation of the Bromley Park Land Use Regulations. While the rezoning of the Property to allow
both commercial and multi-family residential uses is not completely compatible with the Comprehensive
Plan’s land use designation of “Commercial,” the Bromley Park “Commercial” zoning has always
allowed for multi-family residential development. As such, the Property has historically allowed a
degree of denser residential uses and was only limited to C-3 uses with the 13th Amendment, in order to
meet the demands of a proposed commercial user.
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Looking to the Comprehensive Plan’s chapter on ‘Citywide Principles, Policies & Strategies’ for further
guidance, the proposed PUD Amendment can be found to advance a number of these goals. Within the
Managing Growth Principle, Policy 1.1 is supported as new development at the Property will favor an
existing area of infrastructure and planning. The expanded allowed uses could help the Property to
develop in an area that is surrounded by areas of coming and existing development and infrastructure
investment. Development at the site will be able to connect into the existing roadway and utilities
networks. The site is bounded by two Minor Arterials per the adopted Master Transportation Plan. As
for The Freestanding City Principle, the proposed PUD Amendment can be thought of to support Policies
2.1 and 2.2 as its adoption could allow the site to develop in a manner that will support the City’s desire
to have an appropriate balance between residential and non-residential uses, and it will help to focus
urban development within the Urban Service Boundary where the City has invested in infrastructure.
Moving to the Economically Vibrant Community Principle, Policy 5.2 could be supported by the PUD
Amendment as the Property’s development can be seen to support nearby commercial centers if
developed as multi-family residential and as it would focus growth within an existing investment area.
The Distinctive Neighborhoods Principle’s Policy 6.5 that looks to support enhancing the diversity in
housing type and cost, could be furthered by allowing multi-family residential development at the
Property. Additionally, Policy 7.3 of the Community Design Principle that seeks to promote well
designed commercial centers, would be furthered if the Property develops under the guidelines laid out
in the proposed PUD Amendment.
Land Use & Development Code:
As described at length in the Introduction Section of this document, a Major PUD Amendment is
permitted to advance given the allowance by the vested PUD and the below criteria shall be used to
review the proposed PUD Amendment. After each listed sub-section, staff provides analysis.
The Planning Commission in making its decision shall use the following criteria (Section 2.04 C.):
1. New Planned Developments: Review, recommendations and decisions for newly proposed
planned developments shall be based on the following criteria:
a. The plan better implements the Comprehensive Plan, beyond what could be accomplished
under application of general zoning districts and development standards.
The proposed PUD Amendment will encourage development at the site that meets a number
of polices of the Comprehensive Plan and will allow the Property some flexibility to further
encourage development that a general zoning district would not.
b. The benefits from any flexibility in the proposed plan promote the general public health,
safety and welfare of the community, and in particular, that of the areas immediately near
or within the proposed project, and the proposed flexibility is not strictly to benefit the
applicant or a single project.
The flexibility in the proposed PUD Amendment will allow the Property to develop
similarly to other nearby areas with the same Bromley Park PUD zoning. The possibility of
this Property developing as either commercial, multi-family residential, or a mix of the two,
will meet a citywide demand for diversity in retail, services, or housing.
c. The flexibility in the proposed plan allows the project to better meet or exceed the intent
statements of the base zoning district(s).
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The proposed PUD Amendment will allow the project to develop as outlined in the Bromley
Park Land Use Regulations Commercial designation. This same base district, allowing a mix
of commercial and multi-family residential uses, has historically been used for multiple
commercial areas in the corridor directly to the east.
d. The proposed adjustments to the standards do not undermine the intent or design
objectives of those standards when applied to the specific project or site.
The proposed standards do not undermine their original intent or design objectives.
e. The plan reflects generally accepted and sound planning and urban design principles
with respect to applying the goals and objectives of the Comprehensive Plan to the area.
The proposed PUD Amendment will allow the Property to develop in a manner that will
support and advance a number of policies of the Comprehensive plan and widely held sound
planning and design principles.
f. The plan meets all of the review criteria for a zoning map amendment.
Section 2.03 B. outlines the below criteria to be used for such a review:
1.) The proposal is in accordance with the goals and objectives of the Comprehensive
Plan and any other plan, policy or guidance adopted pursuant to that plan.
As stated above, the Property’s rezoning will help support policies of the Comprehensive
Plan.
2.) The proposal will support development in character with existing or anticipated
development in the area, including the design of street, civic spaces and other open
space; the pattern, scale and format of buildings and sites; and the integration,
transitions and compatibility of other uses.
The development of the land as allowed under the proposed PUD Amendment, will
ensure that the site develops similarly to other properties under the Bromley Park PUD.
The surrounding allowed uses are compatible with the use of the Property as commercial
and or multi-family residential.
3.) The City or other agencies have the ability to provide services or facilities that may
be necessary for anticipated uses in the proposed district.
The Property can be adequately served, and any future site developer will pay applicable
costs to connect to City infrastructure.
4.) The change will serve a community need, amenity or development that is not possible
under the current zoning or that was not anticipated at the time of the initial zoning
of the property.
The property is currently limited in uses, and the proposed PUD Amendment would allow
for an expanded set of possible uses for the Property that will serve a community need
for expanded retail, services, and or housing diversity.
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5.) The recommendations of any professional staff or advisory review bodies.
City staff finds this site as appropriate for a variety of uses given its specific location, and
based on the desires of the community as expressed in the Comprehensive Plan. Site
development, including buffering and building design, will occur in accordance with the
applicable standards as outlined in the PUD Amendment. Any site on the Property will
only be permitted with a design that ensures it fits in with the context and development
patterns of the area.
DEVELOPMENT REVIEW COMMITTEE (DRC):
The Development Review Committee reviewed this project and recommended approval.
PUBLIC NOTICE AND COMMENT:
Mailings were sent to all property owners within 300 feet of the proposed zone change, as required by
the Land Use and Development Code. Additionally, mailings were sent to all those property owners
within 1,000 feet according to Section 2.01 F. 3. C. (1), as there are several large parcels on the perimeter
of the subject Property. These mailings were sent on January 13, 2021 and included a letter describing
the proposed rezoning as well as the time and place for the public hearing. Also, included with the letter,
was a map of the subject area. Three public hearing signs were posted on January 13, 2021 with one
located adjacent to S. 40th Avenue, S. 42nd Avenue, and Bridge Street. A notice was published on the
City’s website on the same day. As of the posting of this memorandum, Planning staff has not received
any inquiries regarding the project in anticipation of the public hearing on January 28, 2021. City staff
will be publishing public hearing information on various forms of social media in the days leading up to
the meeting.
On October 8, 2020, as required by Code prior to the submission of the application to the City, the
applicant held a neighborhood meeting in Brighton. Given the pandemic, potential attendees were given
the option to attend in person, outside, while observing social distancing, in a picnic pavilion, in Benedict
Park, or virtually. The notification mailings, sent by the Applicant to property owners within 1000’ feet
of the subject Property, included information on both meeting options. The Applicant and Property
Owner had several members of their team available to present their proposal, field any questions, and
take feedback from meeting participants.
SUMMARY OF FINDINGS AND CITY STAFF RECOMMENDATION:
Staff finds the Zone Change via PUD Amendment is in general compliance with the requirements as
outlined as approval criteria in Section 2.04 C. 1., Review Criteria, of the Land Use & Development
Code and therefore recommends approval of the PUD Amendment. Staff has prepared a draft resolution
that recommends approval of the proposed rezoning should the Planning Commission agree with such a
recommendation.
OPTIONS:
The Planning Commission has four (4) options it can make after reviewing this application. Those are
to:
1) Recommend approval of the Zone Change via PUD Amendment via resolution as drafted,
2) Recommend denial of the Zone Change via PUD Amendment,
3) Recommend approval of the Zone Change via PUD Amendment with changes to the drafted
resolution, or
4) Continue the item to be heard at a later date if the Commission feels it needs more information
to make an informed decision.
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The first three decisions would be a recommendation to the City Council, who will ultimately make a
decision on an ordinance.
ATTACHMENTS:
● Draft Planning Commission Resolution
● Proposed Project Area Map by Staff
● Applicant’s Proposed PUD Amendment
● Bromley Park PUD 13th Amendment
● Website Notice
● Website Notice Posting Verification
● Neighbor Area Property Owner Notification
● Radius Map of Notice Mailing Area
● Addresses of Property Owners Mailed
● Draft City Staff Presentation
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RESOLUTION NO. __________
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BRIGHTON,
COLORADO, RECOMMENDING TO CITY COUNCIL APPROVAL OF THE
BROMLEY PARK PLANNED UNIT DEVELOPMENT 26TH AMENDMENT FOR AN
APPROXIMATELY 11.412 ACRE PROPERTY, GENERALLY LOCATED IN THE
NORTHWEST QUARTER OF SECTION 10, TOWNSHIP 1 SOUTH, RANGE 66 WEST
OF THE 6TH PRINCIPAL MERIDIAN, COUNTY OF ADAMS, STATE OF COLORADO.
WHEREAS, Columbo II LLC (the “Owner,”) is the owner of approximately 11.412 acres
of property, generally located to the southeast of the intersection of Bridge Street and S. 40th
Avenue, directly north and east of Fire Station 52, and more specifically described in EXHIBIT
A and shown in EXHIBIT B, attached hereto (the “Property”); and
WHEREAS, Cynthia Leibman of Page Southerland Page, Inc. (the “Applicant,”) has
requested approval of the Bromley Park Planned Unit Development 26th Amendment (the “PUD
Amendment”), attached hereto as EXHIBIT B and incorporated herein; and
WHEREAS, the Planning Commission finds it appropriate to allow a Major PUD
Amendment as outlined in the adopted Bromley Park Land Use Regulations in place for the
Property and to use the criteria outlined for a Planned Development in the Land Use &
Development Code for its review and procedures related to the application; and
WHEREAS, the Planning Commission conducted a public hearing to review and consider
the zone change pursuant to the applicable provisions and criteria set forth in the Land Use &
Development Code; and
WHEREAS, in accordance with the public notice requirements of the Land Use &
Development Code, a notice of public hearing was mailed to all property owners within 300 feet
of the Properties, a public notice was published on the City’s website, and a sign was posted on
the Property, all for no less than fifteen (15) days prior to the Planning Commission public hearing;
and
WHEREAS, at the public hearing, the Planning Commission received and considered all
relevant evidence and testimony from City staff, the Applicant or Owners, and other interested
parties, including the public at large.
NOW THEREFORE, BE IT RESOLVED by the Planning Commission of the City of
Brighton, Colorado, as follows:
Section 1. Findings. The Planning Commission finds and determines that the proposed
PUD Amendment is generally consistent with the Comprehensive Plan and will better implement
said plan beyond what could be accomplished under application of a general zoning district and
development standards; provides benefits from any flexibility that promotes general public health,
safety, and welfare of the community, and that said flexibility is not strictly to benefit the Applicant
or a single project; the flexibility provided allows future projects on the Property to better meet or
Page 1 of 5

exceed the intent of the base zoning district; the proposed adjustments to the standards do no
undermine the intent or design objects of those standards when applied to the Property; reflects
generally accepted and sound planning and urban design principles with respect to applying the
goals and objects of the Comprehensive Plan; meets all of the review criteria for a zoning map
amendment; and is scheduled to be reviewed by the City Council in a timely manner.
Section 2. Recommendation. The Planning Commission hereby recommends to City
Council the approval of the Bromley Park PUD 26TH Amendment.
RESOLVED, this 28th day of January, 2021.

CITY OF BRIGHTON, COLORADO
PLANNING COMMISSION

____________________________________
Chris Maslanik, Chairperson

ATTEST:

__________________________________
Kate Lesser, Secretary
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EXHIBIT A
LEGAL DESCRIPTION
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EXHIBIT B
APPLICANT’S ZONE CHANGE MAP
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Bromley Park Planned Unit Development
26th Amendment Zone Change

Bridge Street
S. 40th
Avenue

FireSt
at
ion
52

New Hom es in
Ph easant
Ridge

0

SUBJECT
PROPERT Y

Wat
er T ow er
Park
Cit
y Wat
er T ow ers

µ

Feet
620

310

Project
:Brom ley ParkPlannedUnitDevelopm ent26t
h Am endm entZoneCh ange

Applicant
:Cy nt
h iaLeibm an,PageSout
h erlandPage,I
nc.
Propert
y Ow ner:Colum bo I
ILLC

Zone Districts
Adam s
CO Count
y
A1

I
1

Brom ley ParkPUD
3rdAm endm ent

SUBJECT
PROPERT Y
Ph easant
Ridge
PUD

Brom ley ParkPUD
13t
h Am endm ent

Brom ley Park
PUD24t
h
Am endm ent

Adam s
Count
y
A1

Brom ley ParkPUD
2ndAm endm ent

Brom ley
ParkPUD
8t
h Am endm ent

T h em ap or digit
alproduct
c
reat
edor display edw as
c
om piledf
rom av
ariet
y of
c
it
y ,count
y ,st
at
eand
f
ederalm aps,rec
ords,
andsurv
ey s atvarious
scales,ac
curacy,
t
im eliness,and
c
om plet
eness.
T h eCit
y
ofBrigh t
on h as
m adeev
ery ef
f
ortt
o
ensuret
h eacc
urac
y of
t
h em ap or digit
al
produc
t
;h ow ev
er,due
t
ot
h em at
t
ers bey ond
it
s cont
rol,t
h eCit
y does
notguarant
eet
he
accuracy oft
h em ap or
digit
alproduc
tand
assum es no liabilit
y f
or
use,relianceor m isuse
oft
h em ap or digit
al
produc
t
.T h eCit
y of
Brigh t
on sh allnotbeh eld
liablef
or any direc
tor
indirectdam age,loss,or
liabilit
y as aresultof
usingt
h esem aps or
digit
alproduc
t
s.For m ore
inf
orm at
ion aboutt
he
digit
alm ap andGI
Sdat
a
pleasecont
ac
tt
h eCit
y of
Brigh t
on’
s GI
SDiv
ision.

Cit
y St
af
fRepresent
at
ive:MikeT y lka,
Com m unit
y Dev
elopm entDepart
m ent

Future Land Use

Em ploy m ent
Com m ercial

Com m erc
ial

SUBJECT
PROPERT Y

Com m ercial

Low Densit
y
Resident
ial

Low
Densit
y
Resident
ial

High Densit
y
Resident
ial

Public
Land

NOTICE OF PUBLIC HEARING
PLANNING COMMISSION
CITY OF BRIGHTON
BROMLEY PARK PLANNED UNIT DEVELOPMENT 26TH AMENDMENT
ZONE CHANGE
Notice is hereby given that the Planning Commission of the City of Brighton will hold a
public hearing regarding the proposed Zone Change of the approximately 11.412 acres of
property to be named the Bromley Park Planned Unit Development (PUD) 26th
Amendment. The Property is generally located to the southeast of the intersection of Bridge
Street and S. 40th Avenue and north and east of Fire Station 52. The property is more
specifically located in the Northwest Quarter of Section 10, Township 1 South, Range 66
West of the Sixth Principal Meridian, City of Brighton, County of Adams, State of
Colorado.
The rezoning request would change the allowed uses from those uses allowed in the C-3
(General Retail & Services) zoning district to those uses allowed by the “Commercial”
designation of the Bromley Park Land Use Regulations. The rezoning would also outline
design and lot standards for future development and remove site specific standards outlined
by the Bromley Park PUD 13th Amendment for the Property.
The Planning Commission will hold a public hearing to consider the application for a Zone
Change at 6:00 p.m. on Thursday, January 28, 2021. The hearing will take place virtually
and log-on details will be available on the City’s website at
https://www.brightonco.gov/197/Planning-Commission. The Planning Commission will
hear evidence from City staff, the applicant, and any interested parties and will make a
recommendation to City Council on the application thereafter.
Further information may be obtained from the City of Brighton Planning Division by
calling (303) 655-2059.
For publication on website: Wednesday, January 13th, 2021

1/22/2021

City of Brighton Mail - Fwd: Public Hearing Notice

Mike Tylka <mtylka@brightonco.gov>

Fwd: Public Hearing Notice
Kate Lesser <klesser@brightonco.gov>
To: Mike Tylka <mtylka@brightonco.gov>

Wed, Jan 13, 2021 at 12:57 PM

Mike,
Notice for the Bromley Park PUD 26th Amendment Zone Change public hearing with Planning Commission on 1/28 has
been posted to the City's webpage and all other social media outlets.

All the best,

Kate Lesser
Administrative Assistant III

City of Brighton
303.655.2059
500 S 4th Ave., Brighton, CO 80601
klesser@brightonco.gov | www.brightonco.gov

---------- Forwarded message --------From: Linda Ong <long@brightonco.gov>
Date: Wed, Jan 13, 2021 at 12:24 PM
Subject: Re: Public Hearing Notice
To: Kate Lesser <klesser@brightonco.gov>
Hi Kate,
This public hearing has been posted!
City's website calendar: https://www.brightonco.gov/Calendar.aspx?EID=4290&month=1&year=2021&day=28&calType=0
https://mail.google.com/mail/u/0?ik=0bac47fde9&view=pt&search=all&permmsgid=msg-f%3A1688802807316417858&simpl=msg-f%3A16888028073…
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1/22/2021

City of Brighton Mail - Fwd: Public Hearing Notice

City's Facebook: https://fb.me/e/1RMYSH7M7
Nextdoor: https://nextdoor.com/city/feed/?post=173664695
Linda Ong
Senior Communications Specialist, City of Brighton
O: 303-655-2146
M: 303-746-2036
500 S. 4th Ave., Brighton, CO 80601
www.brightonco.gov

On Wed, Jan 13, 2021 at 9:56 AM Kate Lesser <klesser@brightonco.gov> wrote:
Hi Linda,
Could you please post the attached notice of public hearing on the appropriate social media outlets and let me know
once that is complete?
Thank you,

Kate Lesser
Administrative Assistant III

City of Brighton
303.655.2059
500 S 4th Ave., Brighton, CO 80601
klesser@brightonco.gov | www.brightonco.gov

https://mail.google.com/mail/u/0?ik=0bac47fde9&view=pt&search=all&permmsgid=msg-f%3A1688802807316417858&simpl=msg-f%3A16888028073…
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January 13, 2021
Dear Property Owner:
I am writing this letter to inform you of an upcoming public hearing, which you may be inclined to attend. The hearing provides
residents, especially neighboring landowners such as yourself, the opportunity to voice their opinion on the proposed project to
the Planning Commission. The input and opinions of residents and neighboring property owners provide valuable feedback to
the Planning Commission, City staff, and the applicant. The following is some basic information that pertains to the project.
Application Type:

PUD (Planned Unit Development) Amendment (Zone Change): A request to change the
zoning designation pertaining to use for a property to be named the Bromley Park PUD 26th
Amendment.

Summary:

The request is to change the zoning of the approximately 11.412 acres of property. The rezoning
request proposes to change the allowed land uses from those that are allowed in the C-3
(General Retail & Services) zoning district to those allowed by the “Commercial” designation
of the Bromley Park Land Use Regulations. The rezoning would also outline design and lot
standards for future developments, and remove site specific standards outlined by the Bromley
Park PUD 13th Amendment for the Property.

Location/Site Plan:

Generally located to the southeast of the intersection of Bridge Street and S. 40th Avenue and
north and east of Fire Station 52. – See the reverse side for vicinity map.

Reviewing Body:

The Planning Commission makes a recommendation to City Council on the zone change.

Public Hearing:

January 28, 2021 at 6:00 p.m.
Virtual Meeting: Log-on and call-in information will be available with the meeting’s
agenda in the days leading into the meeting at
https://www.brightonco.gov/197/Planning-Commission.

Official Notice Publication:

January 13, 2021 on the City of Brighton’s Website.

City Staff Project Manager:

Mike Tylka, AICP, Senior Planner
(303) 655-2069
mtylka@brightonco.gov

Applicant:

Cynthia Leibman, Page Southerland Page, Inc.
(214) 522-3900
cleibman@pagethink.com

Property Owner:

Columbo II, LLC (Attn: Paul DeCrescentis)
(303) 333-9709
paul@depaulrea.com

Additional Info:

This review process allows the Planning Commission to determine the completeness of the
application and its adherence to City Codes and policies. The request and application will go
to the City Council after the Planning Commission hearing at a later date for a final decision.

Please do not hesitate to contact me if you have any questions on this project or if you are unable to attend this hearing but would
like to submit comment into the record. Thank you for your time.
Best regards, Mike Tylka, AICP, Senior Planner

Vicinity Map

Neighbors within
1,000’ of site

Neighborhood Context

Bromley Park Planned Unit Development
26th Amendment Zone Change
Planning Commission – January 28, 2021

Applicant:
Property Owner:
City Staff Representative:

Cynthia Leibman, Page Southerland Page, Inc.
Columbo II LLC
Mike Tylka, AICP, Senior Planner

Strategic Focus Area

• Recognizable and Well-Planned
Community

Community Development Department - Planning Division
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Downtown

Sable Blvd.

Bromley Lane

S. 50th Avenue

• The Property is
generally located to
the southeast of the
intersection of Bridge
Street and S. 40th
Avenue and north and
east of Fire Station 52.

Bridge Street

S. 40th Avenue

Subject
Property
Location

Baseline Road

E. 144th Avenue
Aerial Map (Google Maps)

Community Development Department - Planning Division
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Subject
Property
Location
• The Property is
approximately 11.412
acres in size.

Community Development Department - Planning Division
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Purpose
The request is to rezone the Property via a PUD amendment.

•

Annexation

Zoning

Platting

Site Plan

Permits

Proposal
•

The Owner desires to expand the allowed uses on the site and alter
certain site development standards.

Community Development Department - Planning Division
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Process
•

The Bromley Park PUD and its accompanying Land Use
Regulations allow a Major PUD Amendment.

•

The Bromley Park Land Use Regulations do not call out
review criteria.

•

Staff used the Planned Development criteria from the Land
Use & Development Code for review purposes.

Community Development Department - Planning Division
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Background
•

The Property:
o

Was annexed in 1986;

o

Is currently zoned as part of the
Bromley Park PUD 13th Amendment
that limits uses to those of the C-3
zone district; and

o

Has had a mix of commercial and
multi-family zoning designations in
the past.

Community Development Department - Planning Division
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8

Proposed PUD

9

Proposed PUD

Comprehensive Plan
• The Subject Property is designated as
Commercial.

Future Land Use Map
Community Development Department - Planning Division
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Land Use and Development Code
•

The Planning Commission in making its decision shall use the following
criteria (Section 2.04 C.):
1.

New Planned Developments: Review, recommendations and decisions for newly
proposed planned developments shall be based on the following criteria:
a.

The plan better implements the Comprehensive Plan, beyond what could be
accomplished under application of general zoning districts and development
standards.

b.

The benefits from any flexibility in the proposed plan promote the general
public health, safety and welfare of the community, and in particular, that of
the areas immediately near or within the proposed project, and the proposed
flexibility is not strictly to benefit the applicant or a single project.

Community Development Department - Planning Division
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Land Use and Development Code
c.

The flexibility in the proposed plan allows the project to better meet or
exceed the intent statements of the base zoning district(s).

d.

The proposed adjustments to the standards do not undermine the
intent or design objectives of those standards when applied to the
specific project or site.

e.

The plan reflects generally accepted and sound planning and urban
design principles with respect to applying the goals and objectives of
the Comprehensive Plan to the area.

Community Development Department - Planning Division
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Land Use and Development Code
f. The plan meets all of the review criteria for a zoning map amendment (Sec. 2.03 B.)
1)

The proposal is in accordance with the goals and objectives of the Comprehensive Plan and any
other plan, policy or guidance adopted pursuant to that plan.

2)

The proposal will support development in character with existing or anticipated development in
the area, including the design of street, civic spaces and other open space; the pattern, scale and
format of buildings and sites; and the integration, transitions and compatibility of other uses.

3)

The City or other agencies have the ability to provide services or facilities that may be necessary
for anticipated uses in the proposed district.

4)

The change will serve a community need, amenity or development that is not possible under the
current zoning or that was not anticipated at the time of the initial zoning of the property.

5)

The recommendations of any professional staff or advisory review bodies.

Community Development Department - Planning Division
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Public Notice and Comment
• Public Notice was provided in accordance with the Land Use & Development
Code.

• On January 13th:
✔ Written notice was mailed to all property owners within 1,000 feet of the Subject Property.
✔ Notice was published on the City’s website.
✔ Three signs were posted on the Subject Property.

• Planning staff has not received any formal comments in advance of this hearing.
• A neighborhood meeting was held on October 8, 2020.

• City staff posted information for the public hearing on various social media
sites.
Community Development Department - Planning Division

Posted Sign
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Summary of Findings


The Development Review Committee has reviewed this project and recommends
approval.



Staff finds the PUD Amendment is in general compliance with the requirements as
outlined in the Land Use & Development Code.

City Staff Recommendation


Staff recommends approval of the PUD Amendment.

Community Development Department - Planning Division
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Options for Planning Commission
❑Recommend approval of the Zone Change via PUD Amendment as presented via
resolution;
❑Recommend approval of the Zone Change via PUD Amendment with changes to
the drafted resolution;
❑Recommend denial of the Zone Change via PUD Amendment; or
❑Continue the Zone Change via PUD Amendment to be heard at a later specified
date.
Community Development Department - Planning Division
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AGENDA MEMORANDUM
COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING DIVISION
TO THE PLANNING COMMISSION MEMBERS:
Date Prepared:

January 21, 2021

Date of Hearing:

January 28, 2021

Prepared by:

Anneli Berube, Ag Innovation Specialist

Reviewed by:

Jason Bradford, AICP, Planning Manager

Subject:

Historic Splendid Valley Transfer of Development Rights Study

Request:

This is an informational presentation.

INTRODUCTION:
The City of Brighton (City) and Adams County (County) are working together to preserve
agricultural land and encourage local food production for the future of the greater Brighton area
and the benefit of residents. The District Plan, a joint plan adopted by the City and the County in
2016, highlights the appetite of the local community to preserve its unique heritage and assets.
This plan also identifies necessary initiatives to preserve valuable, productive farmland, promote
agritourism, and attract local food businesses.
BACKGROUND:
The District Plan identified a Transfer of Development Rights (TDR) program as one possible
tool to both preserve farmland and encourage context-sensitive development. Exploring this tool
is listed as a tactic in the District Plan Action Plan: “Evaluate the County’s Land Development
Code to further explore Transfer of Development Rights and/or improve Cluster Standards to
align with market realities and recommendations of the District Plan and the Be Brighton
Comprehensive Plan. Key outcomes of this TDR study include reflecting market conditions,
identifying receiving areas within the Brighton GMA, establishing maximum densities in
receiving areas, applying the programs to properties under 160 acres, and outlining potential City
code revisions to incentivize TDR and Clustering,” (District Plan, pg. 72).
In order to explore a TDR program, City Council and the Adams County Board of County

Commissioners adopted an intergovernmental agreement (IGA) in April of 2020 to share the
costs of this study. The Historic Splendid Valley TDR Study was launched in May of 2020.
Economic and Planning Systems, Inc. (EPS) was hired as the consultant to complete the study.
EPS worked closely with the Ag Innovation Specialist, as well as staff in the City’s Community
Development Department and the County’s Community and Economic Development
Department. The result was a TDR Study Final Report detailing their findings and the
recommendations of this comprehensive market study.
STRATEGIC FOCUS AREA:
 Recognizable and Well-Planned Community
ANALYSIS:
The Splendid Valley TDR Study found that the conditions needed for a successful TDR program
are only met partially, and therefore this program is not recommended for Historic Splendid
Valley. The major limitation to a successful TDR program was a lack of viable receiving areas in
the City’s Growth Management Area (GMA) or within City limits. It was found that allowable
residential densities in the potential receiving areas are already consistent with current demand.
As part of the scope of work, the consultant also explored alternative strategies to TDR that
could complement current farmland preservation methods. The consultant identified two
additional strategies, a density transfer fee and farmland mitigation program, that could be
considered for Historic Splendid Valley. Further exploration would be needed to determine the
feasibility of adding these tools to the toolbox for farmland preservation. The report also noted
that the tools that the City and County are currently using to preserve farmland are effective,
namely utilizing multiple grant funding sources and pursuing both land acquisitions and the
purchase of conservation easements.
Though this study found that an expanded TDR program is not an effective strategy to preserve
more farmland in Historic Splendid Valley, it was necessary to complete this project in order to
reach this conclusion.
The TDR Study Final Report can be found on the City’s Historic Splendid Valley website:
brightonco.gov/1356/Plan-Implementation under the Completed Deliverables section.

CITY OF BRIGHTON, COLORADO
POLICY ON
POTENTIAL CONFLICT OF INTEREST
ANNUAL DISCLOSURE
PURPOSE
It shall be the goal of every Council Member of the City of Brighton and each employee of the
City of Brighton to demonstrate the highest level of professional and ethical behavior in dealings
with the Council Members, the public, employees and employers.
In pursuit of this goal, each Council Member and each senior staff member is asked to annually
disclose any conflict of interest as defined and prohibited in Article 2-10, Code of Ethics,
Brighton Municipal Code.
Failure to disclose conflicts of interest may be a violation of C.R.S §18-8-308 Failing to disclose
a conflict of interest, a class 2 misdemeanor.
Each person required to disclose a conflict of interest is required to disclose any business
association or other matters annually. Such disclosure shall be made on a form in form and
substance similar to the “Potential Conflict of Interest Annual Disclosure Form” attached hereto.
The completed Disclosure Form will be sent to the City Council and Mayor and shall be
available for public inspection in the office of the City Manager. Disclosing persons should
understand the intent of this disclosure and should, in addition, disclose any conflict of interest or
relationship not specifically stated in the Code of Conduct or this policy, but is of a nature that is
intended to be disclosed.
In addition to annual disclosure, if at such time the City of Brighton is entertaining the
establishment of a business relationship which will involve a disclosable relationship, the
disclosing party shall notify the City Manager or Mayor.
DISCLOSURE REQUIRED
A.
Identify any contract between the City and a person or business entity in which a Council
member, senior City staff member, City officer or a relative thereof has an interest as an owner,
employee, partner, officer, director or sales representative. An ownership interest includes an
interest held individually or in a fiduciary capacity, of securities or of any beneficial interest in
securities of such business entity, and the aggregate amount of such securities or such interest in
securities amounts to five percent (5%) or more of any class of the securities of the business
entity then outstanding or to controlling interest.
B.
Identify any existing or proposed outside employment or other outside business interests
or employment.
C.
Any conflict of interest as defined in Article 2-10, Code of Ethics, of the Brighton
Municipal Code shall be disclosed.
DEFINITIONS
As related to the disclosure requirements set forth herein, the following definitions shall apply:
1

BUSINESS ENTITY: Any corporation whether for profit or nonprofit, governmental entity,
business, trust, limited liability company, partnership, association, or other legal entity; and, any
other form of business, sole proprietorship, firm or venture, carried on for profit.
CONFLICT OF INTEREST: Any situation in which a Council member, an appointee to a
City Council, commission, authority, or a City employee:
a. Has a substantial interest in any transaction with the City;
b. Has a relative with a substantial interest in any transaction with the City;
c. Has a substantial interest as an affiliate of a firm with a substantial interest in any
transaction with the City;
d. Has a substantial interest as an affiliate of a firm appearing on behalf of or employed
by a person with a substantial interest in any transaction with the City;
e. Is an officer of an organization that has taken an official position on any transaction
with the City;
f. Is on the board of directors of an organization that is substantially affected by a
transaction with the City;
g. Is affiliated with a law, accounting, planning, or other professional firm that has
substantial interest in any transaction with the City; or
h. Is required to receive official notice of a quasi-judicial action from the City.
FINANCIAL INTEREST: A pecuniary, property, or commercial interest or any other interest,
the primary significance of which is economic gain or the avoidance of economic loss. An
"interest" exists with regard to real property which is owned, leased, or used by an officer,
commission or authority member, or employee if it is reasonably foreseeable that an action of the
officer, commission or authority member, or employee will have a special economic effect on the
value or use of the real property, distinguishable from its effect on the public. An officer,
commission or authority member or employee shall be deemed to have a pecuniary interest in a
contract if the officer, commission or authority member or employee or any member of the
officer's, commission or authority member's or employee's family is an employee, partner,
officer, director or sales representative of the person with whom such contract is made. However,
the term "interest" shall not include any matter involving the common public good or necessity.
Nor shall the term include any matter in which a similar benefit is conferred to all persons or
property similarly situated. Provided further, ownership individually or in a fiduciary capacity of
any securities or of any beneficial interest in securities of a business entity shall not be deemed to
create an "interest" in the business entity unless the aggregate amount of such securities, or
interest in such securities, amounts to five percent (5%) or more of any class of the securities of
the business entity then outstanding or constitutes controlling interest in the business entity.
RELATIVE: Any person related to a public official, officer, commission or authority member,
or an employee by blood, marriage or adoption, through the second degree of consanguinity,
including, without limitation, the following: spouse, parents, parents-in-law, children, childrenin-law, brothers and sisters, brothers and sisters-in-law, grandparents, grandchildren, aunts,
uncles, cousins, nephews, and nieces. A separation between spouses shall not be deemed to
terminate relationships described above which exist only because of marriage.
SENIOR STAFF MEMBER: Any employee of the City with the authority, duty and/or
responsibility to participate in the preparation and dissemination of bid or request for proposal
documents and to make administrative recommendations and decisions regarding the acceptance
of informal or formal bids or proposals and/or the awarding of contracts.
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CITY OF BRIGHTON
CONFLICT OF INTEREST DISCLOSURE FORM
For
Members of City Council, City Officials, All Employees and
Appointees to Boards, Commissions and Authorities
Please provide the following information, as required by Article 2-10, Brighton Municipal Code/Code of
Ethics. Updated information should be provided on a continuing basis. Please return the form to the
office of the City Manager.
A.
Identify any contract between the City and a person or business entity in which a Council
member, City officer or a relative thereof has an interest as an owner, employee, partner, officer, director
or sales representative, including the name of the person or business entity, the nature of your ownership
and financial interest, identify your relation with the interest and the nature of the relative’s ownership
and financial interest and any compensation, gifts or payments you or your relative have or expect to
have in as a result of the contract.

B.
Identify any existing or proposed outside employment or other outside business interests or
employment, including the nature of the employment or business interests, your services and any
compensation of whatever kind you have or will receive.

C.
Any conflict of interest as defined in Article 2-10, Code of Conduct, Brighton Municipal Code,
including such information as required by the definition.

D.

Other conflicts of interest disclosed.

E.
Other information deemed relevant or as otherwise required by the City Council or City
Manager, as applicable.

_______________________________
Signature

________________________________
Title or Board/Commission

_______________________________
Print Name

________________________________
Date

Revised January 1, 2010
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