¥ ming 4

" LAND USE and DEVELOPMENT CODE UPDATE

BRIGHTON, COLORAO__

™=
T

Planning Commission / City Council Study Session
March 27, 2018



* introduction & project background
« summary of analysis

* discussion issues

* next steps

* study session discussion
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Architecture | Planning & Urban Design | Landscape Architecture | Interior Architecture | Graphic Design




gouldevans

planning & urban studio

ASSOCIATES

REGULATION & PLANNING CONSULTANT LOCAL DEVELOPMENT ADVISORS
* planning - * planning
* urban design * urban design
* regulations : :
* engineering

 on-call municipal planning

TEAM




CLARIFY, SIMPLIFY, IMPROVE

« implement the plan!

* plain language

« graphics and tables

* purpose and intent statements

« flexibility...with criteria

* logical framework and structure
 standards — context, scale & form

APPROACH & PHILOSOPHY

ARTICLE 6
DESIGN REGULATIONS
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COMPREHENSIVE PLAN Q%%QGQOXO VISION AND Policy

DEVELOPMENT PATTERNS

® Transportation Network
SUBDIVISION REGULATIONS " Open & Civic Space Systems

/ m \ PLACES
SUBDIVISION REGULATIONS / 0 ® Block and Lot Layout
& ZONING ORDINANCE W " Street Designs

! ® Zoning Districts
PROJECTS
= —_—
ZONING ORDINANCE = >3 g o e
Building Types
T ® Use Standards

PLANNING & REGULATIONS - " Site & Building Design

GENERALLY
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2019
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PHASE 1: DIAGNOSE

PHASE 2: ALIGN

PHASE 3: LAUNCH

phase 1. diagnose

1.1 public engagement strategy
1.2 plan & regulation review

1.3 kick-off meeting

1.4 plan conformance report

phase 2: align

2.1 critical issues summaries

2.2 public open house

2.3 critical issues workshop / “metro innovations
tour”

2.4 draft regulation framework

SCHEDULE & STATUS
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VISION

Our vision is to create a star community in
which to live, work and play, where small
town values meet the city of tomorrow

CONTEXT AND VALUES

Heritage

Agricultural Assets

Residents & Housing Options
Workforce + Job Opportunities
Development Pattern

BE UNIQUE.
BE INCLUSIVE.
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Brighton
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COMPREHENSIVE PLAN THEMES




*  Manage Growth

* The Freestanding City

* Open Space and Natural Environment
* Multimodal Development

« Economically Vibrant Community
 Distinctive Neighborhoods

«  Community Design

* Redevelopment

* Recreation and Tourism

* Historic Resources

\ F;)d Ly ?o‘:l:

CITY-WIDE PRINCIPLES & POLICIES




CoDE REVIEW THEMES

4 Y )
Heritage & Identity Sustainability
* Vibrant Downtown * Open Space and Natural
 Gateways and Focal Points Environment
» Historic Preservation * Resilient Infrastructure
 Productive Agriculture * Housing Options &
Lands Walkable Neighborhoods
* Mixed-use Employment &
Retail Centers
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N PLAN CONFORMANCE REPORT
Brighton COMMENT LOG

P “
Dirsctly supports the best practices and prohibits other practices that could undsrmine theme and topic.

5
4 Somewhat supports best practices andlor limits other practices that could indirsctly undsrmine theme and topic.
3 Nsither dirsctly supports nor directly conflicts with theme and topie, but may miss an opportunity whers these topics typically would be regulatsd.
2 Creatss indirect conflicts, somewhat undsrmings thema and topic.

1 Createa direct conflicts that likely prohibit beat practices that meet theme and topic.

[Blank means no significant relationship o the themedopic. Secfions with no rating in any category may contain general comments pertaining fo the update of fhe
regulations, but not any specific policy issues, or themedopic in particular |

Resilient Infrastructure

Strategies
Targeted Commercial

Growth
Housing Options
Neighborhood Character

Retail-Supportive

Open Space & Natural
Environment

Historic Preservation
Agricutural Land
Commercial Design
Standards

Walkable Mixed-Use
Neighborhoods

Multi-modal
Transportation
Preservation of

Sec # Comment
may put the emphasis too heavily on the lower-scale buldings in some contexts. As stand-alone or larger-scale projects for targeted density, either improving context
and relationships standards fo retail or mixed wse arsas andior raising the density limit should be considered.

{71680 | MH - Mobils Homs District. This provides a more comventional approach to mabile home residents though 3 planned and bufisred project 3 3

(%]
(]

DT - Downtown District. The intent statement seems o assume ‘historic preservation” as the unique element as opposed to human-scale building and urban design

and a fine-grained development pattem. Since these elements are different from I , the o sianiards of other districts, but are very

worthy of protecting and regiicating, the district refies exclusively on a planned development and review process. This can and lower 1 7
in this area, and may not ensure that all projects are fiocused on the crucial design, scale and form isswes for this district. Using C-3 as the default distnct for things not

in a plan is bad - this i= the most cut-cf-scale and anti-d ial district of them all. The planned approach does buikd in options for administrative plan;

however the performance criteria to review this are somewhat vague and may put staff in difficult positions.

17-16-80

MU - Mixed Use Zone Districts. Infroduction & Purpose - This zoning district is categorzed into 3 types of sub-districts, differing in scale and intent. They do not relate
17-46-400 | to one ancther and should be setfing up 3 very distinct contexts. The only real similarity is that they *mix’ uses, but this is done on such a large and master planned ) 3
(a) (&) | scale that i does mot resultin [ ] E or standards. Consider 3 distinct districts with very specific purpose statements on
the context, scale of development, pattems, nnd targeted mic of uses

MU - Mixed Use Zone Disiricts. Appiioation Procedurs & Processing and Approval Standards -. These dstricts are entrely reliant on sisorefionary review prosesses
The processes need to be simplfied (and addressed in one section). In addition this can i and lower ions in these area, and may ot

(¢} (d) | ensure that all projects are focused on the crucial design, scale and form issues for fhis district. The proeess do mix in some substantive development standards for 2 1 2 2 1
topics the rest of the development code does not address well (streets, niegrating target ranges for different uses, and scale of uses), however these should have more
explcit default siandards in the code so you don't rely on a process fo accomplsh these goals

MU - Mixed Use Zone Districts. MU Zone District Designations These sections begn o establlsn more concrete planning parameters and refine the different contexts

and types of places. However, fhis is buried by the intensive and also further theseare 3 pletely distinet districts, rather than a suite of /] ) 9 9
redated “mixed-use: districts. Overall the scale and parameters of these should be revisited in ight of the comp plan and peer commaunities | case studies in the

Discussion phase.

MU - Mixed Use Zone Districts. Dimensional Standards for MU Districts. In general the takle is not a bad concept and numbers not too far off (thowgh minimum distict

size could be counter-productive, especially if the purpese of mixing uses is better ntegration of multiple uses, fine-grained development pattemn, and compact

walkakility. The FAR concept is very abstract — especially on a district-wide bases and lkely has unintended consequences. A building-type approach in the code asa

whole can eliminate the need to rely on this abstraction fo regulate scale, form, or open space. The minimum residential lensll)' isa good concept, but may still be too

low for 3 substantial impact Development standards in relaion to streets hegms to ize public realm / however relying solely on 3 2 ) 4 3 3 3
functonal classifications is too blunt (i.e. a minor arterial could be completely un-walkable and car-oriented where no buiding will relate well to it; or it could be a very

slow-spead, social, and walkakle place that drives a lot of value for the abutiing property and development around it) Emphasizing a wide range of street types can

enhance opfions for defermining how buildings and lots should front on different streets. The last table and footnate 2 to that table begin o introduce good concepts of

scale of wses and pattem and relationships that can kegin to kreak these distficts out into smaller components for more incremental growth and better transitions to

different development | district, and perhaps a way to implement this without swuch heavy refiance on discrefionary planned processes.

PUD - Planned Unit Devalopment Overlay Zoning District. This district is intended to give fexibiity to address some of the impediments and limiting factors of all of
the previous districts regarding implementing the plan, as well as to promete walkakle mixed-use neighkorhoods, increased haousing cptions, and betier arangement of
large sites that ncorporates public space. Open space standards seem arbitrary, althowgh they do start to address the topic. The density bonus seems a kit genenc,
17161t | ol e e o et et e, Semeol b sechrs e o b ey spcle s bk oy mp e, |3 12| 2|2 2 2 | 3
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SUMMARY

»  Reorganize / align common topics.

«  Consolidate procedures.

*  Revise design standards based on scale (site/building vs. district/area).
«  Consider a "building type” approach to development standards.

*  Develop specific downtown building standards (not “planned district”).

«  Create a more refined mix of housing formats among residential
districts.

*  Emphasize urban design aspects of the “public realm” - particularly in
subdivisions standards (streetscapes and open space).

*  Develop a broader range of open spaces for different contexts.
*  Review / reorganize the use table - emphasize scale of uses.
* Improve standards for urban agriculture / District Plan vision.

* Improve planned district procedures / flexibility (site plan v. master
plan).
*  Codify infrastructure design standards for typical projects.

PLAN CONFORMANCE REPORT

P
Do PLAN CONFORMANCE REPORT
righton

PLAN CONFORMANCE REPORT

OVERVIEW
The Plan Conformance Report is an analysis of the City.of Brighton’s development regulations —Article
17 - Municipal Code. It compares these regulations to the comprehensive plan - Be Brighton {adopted
April 2016). The purpose of this report is to evaluate how well the current regulations align. e plan
and identify a range of options to consider through the regulation update process.

This report is a preliminary step in the process. It provides a critical view of the regulations Gna s
intended to start a dialogue on a wide range of potential strategies and future action. None of the
commentary or analysis in this report represents an official direction of the project or a formal
recommendation.

Also note that this report is focused on key themes or major topics, and many other issues or topics that
have been identified by stakeholders and City staff will be discussed in future steps in the process.

REGULATIONS GENERALLY BE BRIGHTON

i i by many
proactive policies, strategies and public or private
investments, some of which can bring about immediat
change or be a catalyst for quick actions. In contrast,
regulations influence change incrementally and

y respond

Y Ty = 8! SUMMARY
establish a framework for many decisions (public and
B /Ml The following are initial observations from the preliminary analysis. These issues will continue to be discussed
- o -4 ‘with staff, stakeholders and public officials throughout the Discussion phase of the project and prior to creating
the initial draft of the regulations.

addressing key topi . .
S Pl e g varig contis ol the Reorganize the code to consolidate redundancies and better align common topics.
oenmanity: Consider removing sections of detailed application submittal criteria. These eriteria can be delegated to a
+ Acollection of zoning districts that together c3 municipal department that administers forms or an appendix
integrate and add up to valuable neighborhoof Enable a “plain language” approach to the code by simplifying the language and removing legalese.

2nd places. *  Consolidate and streamline application procedures into a single section.
Standards for streetscapes, open spaces, block

lots and buildings that create the physical for
of the community; and

Astreamlined process that raises expectations]
and improves implementation, granting Develop a mare explicit approach to development in the Downtown District beyond the planned
flexibility when necessary and considering development process to incorparate contextual elements that enhance the area.

alternatives when they equally or better met| ‘Consider a “bullding type™ approach to development standards in certain districts, 50 a better mix of
Brighton’s collective goals. «compatible-scaled buildings and lots can be developed.

.

= Reorganize design standards to coincide with particular scales — for example, broader, planning-level
standards can be incorporated into the Sul n Standards, and site-specific or building-specific
standards can be applied to particular zoning districts or to a specific building type-

Create a more refined mix of housing formats between 2oning districts (based on building type approach).

Land Development Code Update Consider a greater mix of housing types within certain districts or consider creating a different district to mi
jould 1 housing in more compact and walkable formats.
= Develop a broader range of open space types for different contexts, including size, design, location, and

service areas. Review the open space ion requirements in light of the more specific types, and how
they support different contexts, zoning districts and uses.

Revise the Subdivision Standards to emphasize urban design standards for the public realm, including
different standards for different contexts. Street networks, open space systems, block layouts and
‘amangement of differ types of open spaces, and a greater range of street types and streetscape standards
should be included.

‘simplify the building and site design standards in the Commercial and Mixed-Use Design Standards; consider
refining them based on applicability to different building types.

Review and reorganize the use table. Create a more coordinated system of use categories and use types but

consider making more distinctions between the scale and typical formats of the use types.

= Expand allowed land use types for the Agricultural District to enable uses that can increase tourism and
‘options of landowners.

Modify the minimum lot sizes to be more appropriate for urban agriculture practices and the District Plan
vision

Improve the planned district procedures in conjunction with the streamlining of all procedures. Make clear
the steps and criteria for planned development and draw a more specific distinction between the flexibility
‘and processes for master planned development vs. the flexibility and processes for site-specific projects.
Incorporate design standards for infrastructure required of typical development (streets, utilities, and
community facilfties.

Land Development Code Update 3
gouldevans




DISCUSSION ISSUES
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PuBLIC REALM DESIGN

+ Connectivity - Large Scale & Area / Project Scale
* Streetscape Design - Types
* Open Space Design - Types

HOUSING & NEIGHBORHOODS

* Missing Middle Housing - small-scale / multiple units buildings
* Accessory Dwellings

* Neighborhood Design - what range of types, where, why?

DOWNTOWN (AND OTHER “MIXED USE AREAS")

e Public realm framework
« Districts, sub-districts and transitions
¢ Building scale and form

e Uses

ALIGN - DISCUSSION ISSUES
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STREET NETWORKS AND STREETSCAPE DESIGN TYPES
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PUBLIC REALM DESIGN
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Collector - Neighborhood

, ~— ‘i'\ n = : A
Local - Activity 5 Local - Neighborhood Local - Standard Local - Natural




OPEN SPACE SYSTEMS AND DESIGN TYPES

Open areas for active or passive recreation
and located to be a focal point and for a
- - . > neighborhood or commumity.
o . TNE N & : e  THES

o L ) \ | 1 i - | ‘ s 2-3 acres (Neighborhood Park)
Tl o 2 = %] \ \ 3 v & L /e Y 5 — 10 acres (Community Park)
‘ Design Characteristics 50% - 75% passive
recreation and natural landscape; 25% - 50%
structured recreation.

NATURAL AREA

*  Natural areas are areas of existing or restored
natural features such as repairing cormridors, flood
hazard areas, unique topographic or geologic
features, woodlands, wetlands or important plant
or animal habitat.
Size: Typically 10— 50+ contiguous acres across
serval development projects. [Dependent on
context]
Design Characteristics: Largely unbuilt although
trails, shelters or other similar amenities can
be incorporated provided that don’t disrupt the
primarily ecological and aesthetic finction of the
space.

PLaza

*  Open area to serve as a civic amenity public
gathering space for abutting sites on a block,
including elements of public art, setting, or other
amenities to support informal gathering.
Size: 400s.f to 1,000s.£
Design Characteristics: At least 75% hardscape;
up to 25% formal landscape. Buildings should
front directly on the plaza to create enclosure of
the space and activate it with frequent doors and
windows.

by 1
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GReEN
Open area for passive recreation or gathening
place located to be a focal point for adjacent
and abutting blocks. Blocks, sites and adjacent
building should orient to the green.
Size: 5—2acres
Design Charactenistics: At least 75% formal

landscape; up to 25% hardscape.

PUBLIC REALM DESIGN
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HOUSING & NEIGHBORHOODS

SUBURBAN
0.18 acres minimum

1 Housing Unit
5.5 or less Dwelling Units / Acre

NEIGHBORHOOD

0.14 acres minimum
1 Housing Unit

Compact Dupiex

0.14 - 0.23 acres
2 Housing Units
8.7 - 14 Dwelling Units / Acre

WALK-UP APARTMENT

0.14 - 0.23 acres
4 - 6 Housing Units
17 - 42 Dwelling Units / Acre
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Detached House - Estate Lot Detached House - Neighborhood Lot

Row House Apartment — Small Apartment - Large / Complex Live / Work

HOUSING & NEIGHBORHOODS




MIXED USE CENTERS




Large Commercial Small Industrial / Shop General Industrial

MIXED USE CENTERS
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NEXT STEPS
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PHASE 2: ALIGN

PHASE 3: LAUNCH

phase 2: align

2.1 critical issues summaries

2.2 public open house
2.3 critical issues workshop / “metro innovations

tour”

2.4 draft regulation framework

NEXT STEPS



DISCUSSION

AL e e
LI e S e




