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Brighton

CITY OF BRIGHTON
REGULAR MEETING OF THE
PLANNING COMMISSION

AGENDA
October 10, 2019

Meeting is held in the 1* Floor Council Chambers

Chairman: Chris Maslanik Ward 111

Vice-Chair: Fidel Balderas At Large

Commissioners: Oliver Shaw Ward 1
William Leck Ward IV
Rex Bell Ward I1
Steve Ginevan Alternate
Vacant Alternate
Giana Rocha Youth

ATYTENTION 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. Rell Call

IV. Minutes from the June 27, 2019 Planning Commission meeting will be presented for
approval

V. Public invited to be heard on items not on the agenda

VI. Agenda Items
1. Land Use and Development Code Update: Aja Tibbs presenting

VII. Old Business

VIII. New Business

IX. Reports

X. Adjournment






CITY OF BRIGHTON
PLANNING COMMISSION
MINUTES

Jume 27, 2019

IIi.

CALL TO ORDER
Chairman Maslanik called the meeting to order at 6:02 p.m.

ROLL CALL

Roll call was taken with the following Commissioners in attendance: Chris Maslanik,
Oliver Shaw, Fidel Balderas and William Leck. Alternate, Steve Ginevan was also
present. Giana Rocha and Rex Bell were excused as absent.

STAFF PRESENT: Jason Bradford, Planning Manager; Mike Tylka, Senior Planner;
Nick Hufford, Associate Planner; Jack Bajorek, City Attorney; Jennifer Holmes, Acting
Commission Secretary.

MINUTES OF PREVIOUS MEETINGS
Minutes from the April 11, 2019 regular Planning Commission meeting were approved as
presented.

Motion by Commissioner Balderas
Second by Commissioner Shaw

Voting Aye: All Present
Motion passes: 5-0

PUBLIC INVITED TO BE HEARD ON ITEMS NOT ON THE AGENDA
None present

PUBLIC HEARING ITEMS
Preliminary Plat for Wells Denver Plant: Nick Hufford presenting

Chair invited Staff to present, summarized:

Mr. Hufford confirmed that legal publication and posting were completed for this hearing
and he presented the item as outlined in the staff report. Mr. Hufford stood ready for
questions.

Chair called for questions from Commission to Staff, summarized:

Commissioner Shaw expressed concern for possible heavy loads on the roads and
asked if any plans were discussed to improve the roads. If so, what is the projected
cost to the City?

Mr. Hufford stated the contemplation of all questions is in the development

agreement that will be presented to Council.

Chair called for the Applicant to address Commission, summarized:
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Applicant did not make a presentation.

Chair called for questions from Commission to the Applicant, summarized:
n/a

Chair called for the public to address Commission, summarized:
No proponents were present.
The following opponents presented:

Paula Stevie 13576 CR 6. Paula asked about property owner’s attempted, recorded
exemption pertaining to the residential area of the property.

Mr. Bradford explained that the annexation agreement required the residential use
to be removed upon property development.

Paula asked if the property owner’s proposed recorded exemption to keep the
residential zoning was denied by the City.

Mr. Bradford reiterated his previous statement regarding the annexation
agreement.

Paula stated her inquiry was in relation to future development of her own, nearby
property.

Theresa Lopez 1723 CR 29. Theresa expressed concern about negative traffic
impacts when the train is stopped on the tracks and if the City has an alternate plan
proposed for large trucks that will not be able to pass over the tracks during that
time.

Mr. Hufford explained the development agreement does address traffic control
concerns.

Chairman Magslanik explained that the present hearing was only for discussion of
the property platting.

Dave Jackson 2486 CR 29. Dave asked for clarification as to the location of the
annexation. He also voiced concerns about traffic control affecting areas within
Weld County and Fort Lupton, and is curious if our neighboring County and City
are aware of the possible impacts.

Mr. Hufford explained that traffic concerns are addressed in development
agreement.

Chairman Maslanik reiterated that the evening’s meeting was for discussion of
preliminary plat approval.

Mr. Bradford added that Fort Lupton was a referral agency on all applications
making them aware.

Mr. Jackson stated he believes the traffic issues should be addressed before plat

approval.
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Theresa Lopez 1723 CR 29. Theresa wished to inform Commissioners of 2 sign in
the area that looks to prohibit truck traffic.

David Sack 14323 CR6. His father George lives at the stated address, and he asked
if George will be notified of the meeting where concerns can be expressed.

Mr. Hufford explained nofification would be given and that concerns will be
addressed at that time.

Dave Jackson 2486 CR 29. Mr. Jackson believes the geographic reach for public
hearing notices should be increased.

Chairman Maslanik informed Mr. Jackson that he would need to speak to Council
if he wishes to address a change of process for public notices.

The Acting Secretary, Ms, Holmes provided all Commissioners with a copy of two
letters submitted prior to the meeting, and Commission toock a moment to review the
correspondence.

Chairman Maslanik entered into record the names and addresses of the two
residents that submitted the letters.

Sherrie O’Neil
14952 CR 6

Ellen Oman

14510 CR 6

Chair closed the public portion at...... 6:30...... p-m.

Chair called for discussion among Commissioners, summarized:

Commissioner Shaw expressed his continued concern about traffic and road
strength. He suggested having a thorough study of the road performed and possibly
placing a conditional approval on the plat which would require turning a two lane

road into 4 lanes.

Counsel Bajorek stated tonight’s meeting is only about approving or denying the
preliminary plat. A plat cannot have a condition placed on it.

Commissioner Balderas suggested that all stated concerns be brought to Council for
further discussion,

Commissioner Leck requested that Council reviews traffic concerns, street strength,
and train concerns.
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Motion by Commissioner Balderas
Second by Commissioner Shaw

Voting Aye: All Present
Motion passes: 5-0

V1. OLD BUSINESS:
n/a

VII. NEW BUSINESS:
Mr. Bradford spoke of an invite sent to Commission to attend the Metro Innovation
Tour on July 12* from 9am to Spm. He asked if all could please RSVP by July 1* if
any are interested in attending. He gave a brief description of the event.

VIII. REPORTS
n/a
IX. ADJOURNMENT
Motion to adjourn at 6:40 p.m.

Motion by Commissioner Shaw
Second by Commissioner Leck

Voting Aye: All Present
Motion passes: 5-0



, AGENDA MEMORANDUM

COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING DiviSION

TO THE PLANNING COMMISSION MEMBERS:

Date: September 27, 2019

Date of Hearing: October 10, 2019

Reviewed by: Jason Bradford, Planning Manager, AICP

Prepared by: Aja Tibbs, Long Range Planner

Subject: Land Use and Development Code Update

Request: Review at a public hearing and recommend to the city council approval of
the Land Use and Development Code Update.

PURPOSE

To amend the Land Use and Development Code in order to better implement the Be Brighton
Comprehensive Plan adopted in April of 2016.

BACKGROUND
The overall approach of the regulation update is to:
Clarify regulations that may be confusing or conflicting with other provisions;
Simplify where development processes and regulations have become unnecessarily
cumbersome or have become barriers to more effective plan implementation; and
e Improve where dated or routine regulatory techniques no longer match with the City's
official policies and plans.

To assist staff in completing this major update to the code, the City has contracted with Gould
Evans and their sub-consultant, Ayers Associates. The code update process began in the fall of
2017, and aspiring for completion by the end of 2019. The code amendment process consisted
of three phases:

1. Diagnose: Identify conflicts and omissions with the current regulations, as well as
connections needed between the Comprehensive Plan and other master plans of
the city.

2. Align: A time to work through the issues identified during the diagnose phase by
research and case study of each topic. A code framework will be completed to
address where new provisions will be created, which items will remain in their
current form, and the standards that will be revised.

3. Launch: New codes and updates to the existing code will be drafted according to
the developed framework. Drafts will go before the public, Planning Commission,
and City Council for final approval.

DIAGNOSE PHASE
The Diagnose Phase of the project included the consultant teams review of the City's
Comprehensive Pian and other plans and policies, and a comparison of those documents with
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the current regulations. The Plan Conformance Report provides a summary of those findings. It
is organized around the following major themes and sub-topics of the Comprehensive Plan that
most affect development regulations.

¢ Active & Multi-Modal Transportation

o Connectivity

o Streetscapes

o Transit and Bicycle Networks
e Heritage & Identity

o Vibrant Downtown

o Productive Agriculture Lands

o Historic Preservation

o Gateways and Focal Points
e Sustainability

o Resilient Infrastructure
Mixed-use Employment and Retail Centers
Housing Options and Walkable Neighborhoods
Open Space and Natural Environment

O o O

The findings of the Plan Conformance Report identifies strengths and weaknesses of the
current regulations and begins to frame where code changes were needed to best implement
the plan. This was discussed with the Advisory Committee and Technical Committee in
February of 2019.

ALIGN PHASE:

The next step in the scope of work to be completed was the “Align” phase. While the Plan
Conformance Report completed and diagnosed what may need to be changed in the code, the
align phase was set up to engage stakeholders and the broader community to discuss
strategies and options prior to creating an initial draft. This process allowed staff to begin
translating some of the policies and strategies of the Comprehensive Plan into design and
procedure strategies for the draft code.

The “Align” phase included several internal and external facing events and meetings. A public
open house, also known as the Development Collaborative, was held on June 4, 2019, which
invited all known developers, applicants, and the general public to study the key topics and
gather feedback. Additionally, seven case studies were developed, which evaluated how places
most similar to Brighton’s vision are using unique street patterns, building forms and open space
systems. A Metro Innovation Tour was attended by members of the Technical Committee and
the Planning Commission on June 10, 2018 which studied three model neighborhoods. The
tour allowed participants to experience three of the model projects in person and discuss topics
as a group. Additionally, the studies were posted online for the public and other interested
individuals.

Engagement activities such as the open house, metro tour, and case studies focused on the
following key topics:
¢ Public Realm Design
o Connectivity — Large Scale (Transportation Master Plan and Parks and Trails
Master Plan implementation)
o Connectivity — Area / Project Scale (Local Street Networks and Open Space
Systems)
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o Streetscape Design / Types
o Open Space Design / Types
s Housing & Neighborhoods
o “Missing Middle” Housing (small scale, multi-unit, and higher density building
types)
o Accessory Dwelling Units
o Neighborhood Design
o Density Strategies (Where?, How?, Why?)
¢ Downtown
o Sub-districts — Core, Edges, and Neighborhood Transitions
o Public Realm Framework — Local Street Network, Street Types and Open
Spaces
o Building Form and Scale
o Uses

The results of this engagement included a greater understanding of appropriate and preferred
regulatory approaches to the above major themes, which were then framed in a Draft
Framework of the new development code — an annotated table of contents that allowed us to
begin to draft regulations.

LAUNCH PHASE:

The last and final phase of the code update is the Launch Phase. In this phase, the team
worked through several rough and initial drafts of each article. Meetings were held with legal
counsel and the Advisory and Technical Committees as policies and procedures were ironed
out. The final internal draft included a month-long review by both the Technical and Advisory
Committee members of all new eleven articles.

Using comments from interal staff and committee members, the consultant then prepared a
Public Draft which was posted on the website and advertised for review from August 15 to
September 15, 2019. The draft was additionally sent for review to all external review agencies
such as surrounding jurisdictions, transportation agencies, districts, and other interested
development stakeholders. Additionally, the public draft was presented to the Planning
Commission and City Council at a joint Study Session on August 13, and at the public open
house on August 14. Finally, staff encouraged as many people as possible to participate
through social media, email, and the city website. Below is synopsis of the comments received
during the public comment period and how those specific items have been addressed in the
final Adoption Draft.

Joint Study Session Comments on the Public Draft:

Scope of the Land Use and Development Code:
The Land Use and Development Code is one of the tools used to implement the Be Brighton

Comprehensive Plan. It does so by setting specific standards for land use and the built
environment which aim to meet the goals and policies of the plan. Land use codes are adopted
as a part of the Municipal Code, and therefore become local law upon approval. The standards
need to be thorough and detailed enough for enforcement and application review, but overly
technical aspects such as sizing of infrastructure and planting details are better served in a
separate document. Specifics that easily or quickly change special programs or city services
are also better left out of the regulations so that they can be adjusted when funded/needed.
With the exception of the new affordable housing regulations, the draft code does not propose
to modify the scope beyond the subject matter regulated in the current code.
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Subdivision and Phasing of Improvements:

Under the proposed code all phasing and improvements will be determined through a
Subdivision Plan. At that application, the applicant will provide the city with studies of the
impacts of the proposed development so that staff may review those impacts and require the
improvements be constructed by a certain time. The extent of the improvements and the
timeline of those improvements would be included in the Subdivision Plan that will be reviewed
at a public hearing by the Planning Commission and accepted by the City Council.

Accessory Dwelling Units (ADU'’Ss):

Accessory dwellings will be allowed as an accessory use to a primary residence. Standards for
this use have been drafted to limit the number, location, size/scale, and impacts to the new use
within existing neighborhoods.

Affordable Housing:
Affordable housing is a broad issue that can’'t be entirely addressed with the draft code.

However, there are two areas where the proposed code most impacts the matter. First, the
code was drafted to encourage a broader spectrum of housing styles and types. Generally,
diversifying housing and allowing more options to convert existing residences help increase the
number of units available to varying incomes. Second, the neighborhood design standards
allow the Planning Commission and City Council to incentivize projects which contain a
minimum of 15% affordable units or require affordable housing for projects with more than 200
units. The standards provide examples of possible incentives, however the details outlining the
level of affordability, and the manner in which the units will be constructed and/or restricted;
would require a separate agreement to address market conditions and needs at the time of
development.

impacts to Local Business:
Brighton businesses are most directly impacted by the Land Use and Development Code if

constructing a new location, or retrofitting/moving to an existing one. In these instances, the
proposed regulations seek to eliminate confusion and create requirements where they are most
important — in the public realm. Land use and development regulations will always have
impacts and costs to local business, but the proposed code aims to simplify processes, take
less time, and clarify the needs of the community. The development requirements seek a
balance between the interests of both those whom work and live in Brighton.

Public Notice Procedures:

The draft code requires public hearings for annexation, subdivision plan, zoning, planned
development, conditional use, variance, code amendment, and appeal applications. The
procedure for public notice for all of these applications is now the same (special applications
such as oil and gas are excepted). The public draft has been modified to make a few minor
adjustments based on the comments received. First, published notice may include notice in the
newspaper or the city website. Second, provisions have been added to the notice mailings to
extend notice from 300’ to 1000’ if the projects is surrounded by large properties or include a
large area which may impact a larger number of surrounding properties.

Public Open House
An open house was held for the community on August 14, 2019. Staff and the consultant team

focused on five main themes to demonstrate how the draft code was aligning with the vision and
goals of the Be Brighton Comprehensive Plan. A copy of the boards displayed at the open
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house have been attached for reference. Discussions held with attendees in response to the
information displayed covered the following topics:

What the Land Use and Development Code is and what it does
How the new standards would impact a specific development project
Desire to see options for more dense single family development by allowing smaller lot
sizes and reduced setbacks beyond the reductions already proposed
Code enforcement of land use code violations
Transportation topics that are independent of the Land Use and Development Code
o Desire to see Bus Rapid Transit (BRT) to Boulder, and road improvements
without adjacent or related development

All attendees were encouraged to view the draft code and submit formal comments in response
to the discussion and information provided at the open house.

Public Comment Form Submittals:

Staff received public comments from nine individuals during the public draft review comment
period. Two of the comments were from adjacent jurisdictions and required minor corrections or
notes to the proposed drafts. One was a special interest comment suggesting that we broaden
the accessible housing regulations to consider visitable or universal design options. The
remaining six were submitted from residential development interests. Generally, the comments
discussed and received were regarding the following topics:

+ Compact city lots for detached homes should be more compact; lots should be smalier
than 3,000 SF and setbacks should be reduced more than proposed.

e Front forward garages should be allowed on all size lots (including compact lots), and
driveway limitations should be removed on smaller compact lots (more auto-focused
design rather than pedestrian focused design).

e The affordable housing requirement for projects with more than 200 units should be
removed. It is too vague and needs additional information.

e Information regarding the transition of existing applications and approved application
types which are going to be removed from the code should be clarified and outlined.

e A market study needs to be completed so that the code can be modified te fit the current
housing market and pricing needs of development costs.

e Miniature goats should be permitted in single family detached residential lots.

A summary of these issues was presented and discussed with the Planning Commission and
City Council at a joint study session held on September 24, 2019. Some of the comments were
resolved with revisions or by pulling the issue from the proposed draft. Other requests were
found to be contradictory to the comprehensive plan goals, and intent of the Land Use and
Development Code, and were not revised or removed from the draft. In addition to meeting with
the Planning Commission and City Council, staff and the consultant met with the development
parties to walk through the issues and discuss possible ways to address their concerns. A
detailed summary of the issues and responses/action items has been drafted to document the
conversations, and has been attached for reference. The attached document also summarizes
what comments effected change between the public and public hearing drafts.

SUMMARY OF PROPOSED CODE:
Resulting from the three-phased approach, an Adoption Draft of the Land Use and Development
Code has now been formulated and is prepared for consideration. The reorganization of the
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document does not practically allow for staff to provide a redlined draft between the existing and
proposed codes. Therefore, a general summary of the public hearing raft has been provided for
reference. A link to the full copy of the public hearing draft has additionally been provided for
your review. Lastly, a section map has been attached which tracks where the current code
sections have been moved into the proposed draft.

Article 1. General Provisions:

Consolidated purposes and intent from all other sections of the code. Simplified and
reduced redundancies.

Clarified interpretation and calculations. Added provisions where clarity was needed.
Defined boards and commissions related to land use decisions. Referenced and
clarified according to Municipal Code Chapter 2. Minor amendment may go before the
City Council to coordinate format. No change in general powers or duties of any board
or commission is proposed with this amendment.

Clarified and coordinated land use code enforcement procedures with the Municipal
Code. No changes proposed.

Clarified nonconforming regulations. Added regulations regarding non-conforming site
conditions, and moved non-conforming sign regulations. Added provisions regarding
benign non-conformances.

Article 2. Applications & Procedures:

Consolidated and clarified all procedures.

Madified subdivision process to eliminate a preliminary plat, create a subdivision plan,
and alter the requirements and procedure for a final plat.

Shifted authority of conditional uses and substantial compliance to the Planning
Commission instead of the City Council. Council has authority to appeal decision of the
Planning Commission.

Replace PUD provisions with Planned Development procedures.

Removed procedures for special use applications which are no longer used.

Clarified vesting procedures to be more consistent with rights vested by state statue.
Removed vesting rights for conceptual level plans and added approval periods.
Consolidated and clarified site plan review procedures. Clarified existing procedures for
site improvement permits.

Article 3. Subdivision Standards:

Consolidated provisions from previous subdivision and residential design standards.
Expanded upon street section and street design requirements.

Added the active transportation guide in response to the goals and policies adopted in
the Transportation Master Plan and the Be Brighton Comprehensive Plan.

Added provisions on traffic calming and street network requirements.

Clarified open space requirements and created a weighted dedication table to place
higher value on more valuable open spaces.

Created types of open spaces to provide criteria, design styles, and broaden the types of
open spaces that are acceptable.

Scaled lot open space to remove impediment for more dense and missing middle
housing products.

Clarified and added provisions on the layout of blocks and lots. Specified connectivity
needs and integrations with street standards.

Added provisions regarding required improvements for development and reservations
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and dedications of land. Strengthened provisions to reduce the needs for a subdivision
development agreement. Ali improvements are now required by code, and agreements
will only be necessary in cases of reimbursement, oversized improvements, and/or
community benefit incentives. Improvements and phasing of improvements will now be
reviewed and determine by a subdivision plan.

Added provision for the reservation of land and allowance of a ghost plats for the area.

Article 4. Zoning Districts & Uses:

Reorganized and converted performance standards into use specific standards. Added
or clarified some use specific standards to update current practices and policies.
Removed special uses to be consistent with revised procedures.

Moved special purpose and overlay districts for consolidation purposes. Reformatted
only as necessary for new layout.

Moved and clarified nuisance/performance standards.

Edited lists of uses and adjusted to scale uses more appropriately to the zone districts in
which they are permitted. Consolidated some uses as appropriate for scale and use

type.

Article 5. Neighborhood Design Standards:

Madified building design standards for emphasis on public realm. Removed restrictions
on floor plan variation.

Expanded building type and building form to provide variation for market styles and
preferences. Added missing middle building types and forms.

Graphics added to clarify the intent and preference of design items in the public realm.
Driveway and garage orientation expanded upon. Options clarified, but also limited to
require better mixing of shared drives and detached or ailey-loaded product.
Conservation pattern added to further goals of the district plan and other areas ideal for
land preservation.

Manufactured and small format housing district regulations were added expand upon
new market housing types (single family detached residential units for lease — such as
Avilla).

Community benefits incentives section has been added to provide more opportunity for
affordable, attainable and accessible housing.

Article 6. Non-Residential Design Standards:

Combined Commercial and Industrial Design Standards into Non-Residential Design
Standards.

Developed buildings types to clarify regulations, folded in mixed-use regulations where
applicable.

Added on-site open space design criteria and requirements.

Shifted design requirements to focus on the public reaim.

Added a section to address downtown and outline frontages within the district.

Simplified the South 4® Ave Overlay District (a majority of these regulations have been
incorporated throughout the draft code).

Article 7. Access & Parking Standards:

Reformatted and clarified access and driveway requirements.
Aligned automobile parking requirements with the use table adjustments.
Automobile parking requirements were updated to more current practices and needs
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(reduced for medium and high density residential uses).

Added maximum parking requirements and parking mitigation requirements.
Added parking reductions

Added bicycle parking requirements.

Reformatted parking design standards to align with Articles 6 & 7.

Added an allowance for an Alternate Parking & Access Plan.

Article 8. Landscape & Site Design Standards:

Reformatted landscape design standards to align with Articles 6 & 7.
Further defined buffer types, requirements, and design standards.
Requiring xeric and water conservation methods in all landscape plans.
Reformatted fencing/wall and fighting requirements.

Article 9. Sign Standards:
e Reformatted to fit new code style. Non-conforming sign regulations moved to Article 1.
+ Clarified and made minor corrections to recently adopted provisions (under previous
amendment).

Article 10. Supplemental Standards:

o Oil & Gas Facilities ~ Reformatted to fit new code style. Minor corrections and edits
made.

* FC- Flood Control Overview — Updated to reflect current practices and state regulations.
Minor edits made.

+ Historic Preservation — Reformatted to fit new code style. No other revisions made.

o Wireless Communications Facilities — Reformatted to fit new code style. No other
revisions made.

Article 11. Definitions:
¢ Definition divided into Description of Uses, Glossary of Architecture & Design Terms,
and Definitions

Appendices (may be modified with director approval):
s Appendix A — Resources, Guides & Industry Standards
e Appendix B — Official Interpretations
e Appendix C - Code Amendments Log

STAFF ANALYSIS:

The current code does not have review criteria for code amendments. However, the Be
Brighton Comprehensive Plan provides guidance and direction regarding the needs and
purpose of the Land Use and Development Code. As previously reported, the proposed code
amendments are rooted and grown from the comprehensive plan through the Plan
Conformation Report. A process that not only ensures compliance with the plan, but results in
significant progress in accomplishing the goals and policies of the plan. Overall, the adoption of
the proposed draft will either complete or further twenty-six of the seventy-one comprehensive
plan “Key Strategies” of Chapter 4 as listed below;

Principle 1: Key Strategies for Managing Growth; 1.1, 1.2, 1.5, and 1.6

Principle 2: Key Strategies for The Freestanding City; 2.3, 2.6, and 2.7

Principle 3: Key Strategies for Open Space & Natural Environment; 3.3, 3.4, 3.5, 3.8, and 3.9
Principle 4: Key Strategies for Multimodal Development; 4.3, 4.4, and 4.7
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Principle 6: Key Strategies for Distinctive Neighborhoods; 6.1, 6.2, 6.5, 6.8, and 6.9
Principle 7: Key Strategies for Community Design; 7.1, 7.2, 7.4, 7.5, and 7.6
Principle 8: Key Strategies for Redevelopment; 8.1

Additionally, the proposed draft opens up many of the mixed-use and infill needs identified in
opportunity areas throughout Chapter 3 of the plan.

In summary, staff finds the proposed draft to be necessary in order to fulfill the goals and
policies of the Be Brighton Comprehensive Plan, and asks that the Planning Commission
consider making a recommendation of approval for the public hearing draft to the City Council.

PUBLIC NOTICE:

Public notice of the Planning Commission public hearing was published in the Brighton
Standard Blade for not less than 15 days before the Planning Commission meeting (published
September 18, 2019).

OPTIONS FOR COMMISSION CONSIDERATION:
e Make a recommendation to the City Council for approval of the code amendments as
drafted; or
+ Make a recommendation to the City Council for approval of the code amendments with
specific changes; or
¢ Make a recommendation of the City Council for denial of the code amendments with
specific reasons for the recommendation.

ATTACHMENTS:
¢ Link to the Land Use and Development Code Public Hearing Draft

o https://www.brightonco.gov/1332/Land-Use-and-Development-Code-update
* Resolution (Draft) with/out Exhibits

¢ Plan Conformance Report

e Section Map
¢ Summary of Public Comment Changes






PLANNING COMMISSION RESOLUTION

AMENDMENT TO ARTICLE XVII, THE LAND USE AND DEVELOPMENT CODE, OF
THE CITY OF BRIGHTON MUNICIPAL CODE

RESOLUTION NO.:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BRIGHTON,
COLORADO RECOMMENDING APPROVAL OF AN AMENDMENT TO THE CITY OF
BRIGHTON MUNICIPAL CODE CHAPTER 17, LAND USE AND DEVELOPMENT
CODE, SETTING FORTH OTHER DETAILS IN RELATION THERETO

WHEREAS, from time to time the City of Brighton Municipal Code must be updated in
order to relate to present and future land uses; and

WHEREAS, the Be Brighton Comprehensive Plan was adopted in April of 2016 and set
forth the goals and policies for the future development of the city; and

WHEREAS, the Land Use and Development Code is an important tool which needed
updating in order to align the regulations with the goals and policies of the Be Brighton
Comprehensive Plan; and

WHEREAS, the overall approach to the code update was to: clarify regulations that may
be confusing or conflicting with other provisions; simplify where development processes and
regulations have become unnecessarily cumbersome or have become barriers to more effective
plan implementation; and improve where dated or routine regulatory techniques no longer match
with the City’s official policies and plans; and

WHEREAS, the Planning Commission has reviewed the proposed amendment to the
Municipal Code, Chapter 17, Land Use and Development Code, more particularly described in
Exhibit A, and has found the amendment necessary for the orderly growth of the City; and

WHEREAS, pursuant to the City of Brighton Charter, a notice of the public hearing was
published in the Brighton Standard Blade, a legal newspaper of general circulation in the City of
Brighton, on Wednesday, September 18, 2019; and

WHEREAS, the Planning Commission held a public hearing on October 10, 2019, and
properly received and considered all relevant evidence and testimony from City Staff and other
Interested Parties, including the public at large; and

WHEREAS, the Planning Commission finds that the amendment, in its entirety, as
provided herein is in the best interest of the public health, safety, and welfare.

NOW THEREFORE be it resolved that the Planning Commission of the City of Brighton,

Colorado, does hereby recommend to the City Council approval of an amendment to the City of
Brighton Municipal Code Chapter 17, Land Use and Development Code, as follows:

i



1. Chapter 17, Land Use and Development Code, is repealed in its entirety and
readopted as set forth in Exhibit A.

RESOLVED, this day of , 2019.

CITY OF BRIGHTON, COLORADO
PLANNING COMMISSION

Chris Maslanik, Chairperson

ATTEST:

Lane Zorich, Acting Secretary

Exhibit A

Land Use and Development Code
(separate document to be attached)
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PLAN CONFORMANCE REPORT

OVERVIEW

The Plan Conformance Report is an analysis of the City of Brighton's development regu!at;ons Art:de

Lo

17 - Municipal Code. It compares these regulations to the comprehensive plan - Be Brighton (adcpted
April 2016). The purpose of this report is to evaluate how well the current requlations align with the plan

and identify a range of options to consider through the regulation update process

This reportis a preliminary step in the process, {t provides a critical view of the requlations and (s
intended to start g diclogue on g wide range of potential strategies and future action. None of the
commentary or aralysis in this report represents an official direction of the project or a formal
reconunendation.

Also note that this report is focused on key themes or major topics, and manv other issies or topics that
have heenidentified by stakeholders and City staff will be discussed i future steps in the process.

REGULATIONS GENERALLY

Comprehensive plans are implemented by many
proactive policies, strategies and public or private
investments, some of which can bring about immediate
change or be a catalyst for quick actions. In contrast,
regulations influence change incrementally and
cumuiatively as they respond to future development
proposals the City may receive. The regulations will
establish a framework for many decisions {public and
private), and the influence they have will increase in
significance over time. In this regard, a development
code tied more specifically to a comprehensive plan
should establish a baseline for many future actions,
addressing key topics such as:

e  Public realm design in varying contexts of the
community.

¢ A collection of zoning districts that together can
integrate and add up to valuable neighborhoods
and places.

e Standards for streetscapes, open spaces, blocks,
lots and buildings that create the physical form
of the community; and

e A streamlined process that raises expectations
and improves implementation, granting
flexibility when necessary and considering
alternatives when they equally or better meet
Brighton’s collective goals.

i o T — P —
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BE BRIGHTON

A comprehensive plan has the objective to guide future
growth and development. The analysis and
recommendations of a plan reflect the long-term vision
of the community, and a plan does not necessarily
predetermine anything. Rather, it establishes a policy
framework with which to manage future change
through development. Therefore, development
regulations must provide the City with the tools to best
manage change, enable different options, and react to
many circumstances that cannot be fully anticipated.
Rather than simply “codify” the plan, this analysis is
organized around the core themes of the Be Brighton
comprehensive plan and provides an assessment of
how well they prepare the community to address those
themes.
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The following themes and specific topics were selected
as the primary issues from Be Brighton which are most
applicable or directly relate to the Land Use and
Development Code.

= Active & Multi-Modal Transportation
Connectivity
Streetscapes
Transit and Bicycle Networks

*  Heritage & Identity
Vibrant Downtown
o Productive Agricultural Lands
7 Historic Preservation
Gateways and Focal Points

=  Sustainability
o Resilient Infrastructure
Mixed-Use Employment and Retail Centers
Housing Options and Walkable Neighborhoods
Open Space and Natural Environment

Some of these themes are more directly impacted by
development regulations than others. A section-by-
section analysis of the development regulations was
conducted to support the general commentary on the
core themes in this report.

NEXT STEPS

This report reflects findings from the “Analysis” phase
of the project and is preparation for the “Discussion”
phase. The “Discussion” phase will be centered on a
collection of in-depth discussions, analysis and issue
papers on these topics that will include policy
considerations and regulatory strategies. This will
provide an oppertunity to consider further what some
of the themes of Be Brighton mean, how they are
applied in specific contexts, how other peer
communities may have addressed these topics through
regulations, and what our range of options and

preferred strategies may be. Sreen InfebustiLe : |
v g g r g B N - I T L - P T . P
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BRIGHTON REGULATIONS STRUCTURE

Poricy OVERVIEW

The current Land Use and Development Code is typical of many outdated codes for smaller communities. it has
not been completely updated or unified since the early 1970°s, but has had numerous amendments that are not
always consistent with other sections of the code. It is Euclidian in nature and contains several sets of design
standards. While many of the recent updates have helped to modernize the code, the format and amendment
process prevents the code from being user friendly or easy to understand.

City of Brighton, Request for Proposal, Land Use and Development Code Update RFP #17-037

REGULATORY OBJECTIVES

Development regulations that implement the above
policies typically incorparate the following objectives
and strategies:

Use a “plain language” drafting style, avoiding
legalese, planning jargon, and unnecessary words.
Use graphics and tables to support or replace text
for maximum user-friendliness,

Use purpose and intent statements to allow clear
ties to the comprehensive plan and aid the
administration and interpretation of regulations.
Build in flexibility, but only through clear, consistent
and accurate guidance and criteria.

Develop a logical framework and structure for all
regulations, so future amendments and updates can
be easily integrated, and the regulations maintain a
long shelf life.

Develop standards specific to the context, scale and
farms that are characteristic of the places you value
most and envision in your community.

ANALYSIS

Organization and Plain Language

General Organization. A number of similar sections
are repeated throughout different portions of the
code. For instance, definitions, procedures and
interpretation methods are scattered throughout
the code; standards with similar themes and
objectives also appear in several different sections.
This type of redundancy can easily add complexity
to the code and hinder its usability and ease of
interpretation. It also increases the code’s length

l.and Deveiopment éode Updatc
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and can create potential inconsistencies and
interpretation issues over time.
Procedures. The procedures tend to blend (1) steps
in the review process; (2} long lists of application
submittal requirements; and {3} substantive
standards. These should be broken out separately,
and if possible, application submittal requirements
should be implemented through forms
administered by the Planning Department, not
within the land development code. Separating
specific submittal requirements will enable them to
be easily updated and revised to adapt to
unforeseen changes.
= A consolidated procedure section should be
51mphf ed to make it clear to applicants:
When each different procedure applies.
The basic review steps and notice are
required for each procedure.
The expected timeline for the process,
including key benchmarks within the
process.
The review criteria that applies to each type
of application; and
The effect of decisions, including flexibility
available through the process or any post
decision steps and if or when any
development rights vest.
*  The procedures should clearly outline the
contexts in which each public process applies:
Extra public involvement. Situations that
require going beyond just the typical public
hearing (i.e. provisions requiring a master
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plan process or neighborhood meetings in
addition to what state statutes require}.
Public-hearings. Applications that require
notice and opportunities for the public to
speak. Itis important to consider that only
certain types of projects require this by
statute.
Public meetings. Applications that are
decided on by public bodies, but do not
require notice to surrounding property
owners or opportunities for the public to
comment, but still should be made in a
pubfic venue. It is important to emphasize
the difference between public hearing and
public meeting in the regulations to set
expectations on what the public can and
should comment on and how and when
public opinions should influence decisions.
Administrative. Applications —whether at
staff level or a separate public body —
where the review is to check the standards
rather than make judgements or exercise
discretion.
Topical Organization. Many topical and substantive
standards are addressed in multiple places, creating
confusion and potential conflicts. These should be
consolidated in one section, with differences in how
the standards apply in different contexts or
situations dealt with in that section. Examples
include:
Streets and connectivity
Access and circulation
Parking
Landscape and lighting
Signs
Administration and Interpretation. A more
elaborate “rules of construction” section can better
set up a “plain language” drafting approach.
Explanations about how regulations will be
interpreted or applied are repeated throughout the
code, obscuring what the standard is to begin with.
These should all be addressed one time in the “rules
of construction” section, and then the rest of the
code can focus more explicitly on standards.
Text to Tables. The opportunity for converting
standards from text to tables can eliminate long
sections, and may even be able to consolidate
multiple sections into one. For example, all of the

lot and development standards for all zoning
districts {currently scattered in several articles,
sections and subsections) could be consolidated
into one or two tables.

= Use of Graphics. The design articles currently make
good use of graphics, allowing complex topics or
options to be better expressed. Many more
opportunities exist to use similar graphics, or in
some cases replace text entirely. (This is
particularly true for sections that have no
substantive or objective standards but are merely
describing a desired outcome).

Coordination with Plans
Purpose or intent statements should have simple
and explicit ties to the themes reflected in the
Comprehensive Plan,
Procedures should have defined criteria, including
how the Comprehensive Plan and other more
detailed plans should influence certain types of
decisions.
The concept of “master planning” — through major
development plans, planned zoning districts {(PUD),
or the design standards, is prevalent in the current
regulations. However, some common procedures
for this scale of planning could help focus and
coordinate many related standards and how that
should trigger alternative standards. Overall, a
systematic approach for this intermediate level of
planning — between comprehensive plan and site
development — should be outlined and clarify how
specific planning should influence development
standards.

. Land Developmént Code Update .
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ACTIVE & MULTI-MODAL TRANSPORTATION

PoiL!lCYy OVERVIEW

Brighton residents currently have access to a trail system that will expand along greenways to improve connectivity. The
City plans to promote partnerships among agencies to enhance off-street, hard and soft trails along irrigation ditch
corridors. The City seeks to ensure that pedestrian and bicycle systems are present, usable and appealing in all
commercial areas. The City olso intends to establish road standards that improve the mability of pedestrians and create a
multi-modal environment. The transportation system and the quality of the streetscape should be enhanced to create a
pedestrian, bicycle, and transit environment consistent with the recommendations of the Transportation Master Plan.
The City seeks to employ a “Safe Routes to Everywhere” philosophy and traffic calming measures, and ensure that all
neighborhoods have a well-connected, accessible pedestrian and bicycle network.

Citywide Principles, Policies & Strategies, Be Brighton Comprehensive Pian, (April 2016)

CONNECTIVITY

Why It Matters What the Regulations Say

The quality and pattern of public space determines the Specific regulations related to connectivity include:

level of cannectivity for vehicles, pedestrians, and « The Subdivision regulations establish only limited

bicyclists. Improved connectivity networks have many connectivity based on maximum spacing, and are

benefits: based on an arterial, collector and local street

*  Lowers travel times and distances for multiple hierarchy. This ignores how the street networks
modes of transportation and emergency services; and streetscape designs change in different

*  Provides a familiar street network, patterns to allow contexts.
for better wayfinding; = Block size standards (ranging between 1,000’-

*  Enhances accessibility to businesses and other 1,400’) disable the formation of walkable and well-
destinations; and connected environments.

*  Provides options for different types of streets to *  The design standards then supplement the code
serve different priorities. with more specific standards. However, these are

tied to specific zoning districts or projects, making it
difficult to regulate larger scale development
patterns across multiple development projects or
through the transitions between compatible zoning
districts.

= There are good provisions for alternative
connections, such as mid-block crossings on longer
blocks, alternative connections for cul-de-sacs, and
bicycle and pedestrian connections within sites or
larger-scale projects. However, these provisions
tend to be an afterthought when buried in the
design standards, rather than a fundamental part of
the different development patterns in the
community.

I ———— - e T
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Options to Consider

The following regulatory strategies should be

considered to establish a better relationship between

Comprehensive Plan policies and regulations:

= Establish connectivity standards for different
contexts in the subdivision regulations, based on
different areas of the plan. The more compact and
walkable areas should use the block size and
connectivity standards currently in the mixed-use or
residential design standards, while areas that will
remain oriented more around driving could apply
the current standards, provided multi-modal
policies or redevelopment is not possible.
Exceptions for specific anticipated situations or
alternatives for different types of connections
{trails, mid-block crossings or passages) should also
be included here.

*  Develop a wide range of different street design
types for different contexts, particularly in mixed-
use neighborhoods, and do not rely solely on
functional classifications (a traffic measure) for
street design standards. Different street types
should be considered in the context of the
Transportation Master Plan.

= Consider retrofitting strategies to improve

connectivity for all modes of transportation in The Zona Rosa {(upper image} commercial center is adjacent,
various contexts (i.e. mixed-use nodes, walkable but disconnected, from residential lots, hindering access by foot
neighborhoods) and determine where each and limiting access into the development to favor automabiles.

Brookside (lower image) is a neighborhood commercial center
in Kansas City, MO that is well-integrated with adjacent
neighborhoods.

transportation type can be prioritized.

= (learly define and integrate open space provisions
into the subdivision regulations and consider these
as a component of connectivity — whether for actual
connections through the parks and trail systems, or
for aesthetic or ecological connections of open
spaces and natural systems.

*  Coordinate access and circulation standards of the
site design standards with connectivity standards;
consider different standards for different contexts
based on the overall street network and based on
the specific street type.

e e e 6
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STREETSCAPE

Why It Matters

Streetscapes establish the character of the public realm,
and the design of streetscapes determines how private
development should relate to these spaces.

Streetscape design also affects different modes of travel
based on the broader street network and the
development patterns and uses within a specific area.
Contextual streetscape design can produce many
benefits:

Establishes the character and perception of the
community, and different places within the
community.

Enhances the pedestrian experience with
appropriately-scaled sidewalks, buffers for
protection, lighting, and other public amenities;
Balances the interests of mobility and experiences
within the public realm, to preserve and create
valuable people places;

Encourages pedestrian activity that can yield
economic and health benefits to the community;
Supports a safer and more appealing public realm
for pedestrians, bicyclists, and individuals using
public transit.

Prioritizes different interests on different streets, or
even on different segments of the same street.

What the Regulations Say
Specific regulations related to streetscapes include:

The street standards in the subdivision regulations
are very basic and have very wide minimum
standards. Very little details on pedestrian or bike
facilities, or how streetscape design should support
anticipated abutting development is in the typical
standards. The design standards then provide
policy statements or design objectives that counter
this deficiency, but specific standards are lacking.
The residential design standards have good
standards with regard to street trees. However, this
does not translate to the street and right-of-way
standards in the subdivision regulations, and is not
emphasized in other contexts.

The Comprehensive Plan addresses the need for
expanded street typologies that achieve multiple
desired contexts. Defining and illustrating a range of
street types will encourage cohesion along corridors
and districts while enhancing the community image.
Many different landscape or general design
standards address aspects of the public realm, or
site design and access impacting the public realm,
hut it is difficult to determine which standards apply
in which situations.
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