
PLANNING AND DEVELOPMENT DEPARTMENT
MEMORANDUM 13-31

DATE: July 22nd 2013

TO: Honorable Mayor Joyce Downing and City Council Members

FROM: David Willett, Acting City Manage~—7~
Brook Svoboda, Director of Planning and Development 9,_...

SUBJECT: CB- 1806 - Rezoning for Certain Real Properties at 11525 Community
Center Drive Stone Mountain II Preliminary PUD Amendment

BACKGROUND
Attached to this memo is a proposed ordinance, which if approved, would establish a an
amendment to the existing Planned Unit Development (PUD) zoning of the parcel located at
11525 Community Center Drive Preliminary PUD. Staff presented the Preliminary and Final
PUD application to the Planning Commission through a Public Hearing at the July 9th, 2013
Meeting. A copy of the Planning Commission Recommendation, Staff Report and PUD
Application is included as Attachment 1-3.

As part of the PUD approval the following items will also be considered at the time of second
reading of this ordinance (08 12 13):

• Final Subdivision Plat for Stone Mountain Filing #3
• Subdivision Improvement Agreement — for public infrastructure associated with the

project

PROCEDURE
The Planning Commission unanimously recommended approval, via Planning Commission
Resolution 2013-08, the Stone Mountain II PUD based on five findings of fact:

• The proposed development is compatible with the surrounding area;
• The proposed development is not inconsistent with the City’s Master Plan;
• The proposed development does not adversely affect the health, safety, and welfare of the

inhabitants of the area and the City of Northglenn;
• Adequate circulation exists and traffic movement will not be impeded by the proposed

development; and
• Additional municipal service costs will not be incurred.

Plaiming Commission Resolution 2013-08, also includes the following condition for final adoption
by the Council:

1. The applicant shall enter into a Subdivision Improvement Agreement, with the City of
Northglenn, that will be recorded with the Adam’s County Clerk and Recorder’s Office, to
memorialize the public improvements shown in the PUD plans.

BUDGET/TIME IMPLICATIONS:
This ordinance amendment request has no budgetary impacts.

POTENTIAL OBJECTIONS:
No objections from the public were heard at the Planning Commission meeting



 
RECOMMENDATION 
Staff recommends Council approve CB-1806 
 
STAFF REFERENCE 
Brook Svoboda, Director of Planning and Development bsvoboda@northglenn.org or 
303.450.8937 
 
ATTACHMENTS 
 
 ATTACHMENT 1  Planning Commission Resolution 2013-08 

ATTACHMENT 2 Staff Report  
ATTACHMENT 3 PUD Documents /Application  

mailto:bsvoboda@northglenn.org


 

SPONSORED BY: MAYOR DOWNING 
 
COUNCILMAN'S BILL     ORDINANCE NO. 
 
 
No.  CB-1806           

Series of 2013      Series of 2013 
 
A BILL FOR A SPECIAL ORDINANCE REZONING FROM PLANNED UNIT 
DEVELOPMENT (PUD), TO PLANNED UNIT DEVELOPMENT CERTAIN REAL 
PROPERTY IN THE CITY OF NORTHGLENN COMMONLY KNOWN AS THE “STONE 
MOUNTAIN 2” IN THE COUNTY OF ADAMS, STATE OF COLORADO, AND 
AMENDING THE ZONING MAP OF THE CITY OF NORTHGLENN 
 

WHEREAS, all of the property described in Exhibit A is currently zoned PUD with a 
legal description as follows: 

 
Lot 1 of Stone Mountain Subdivision Filing No. 2. Situated in the Southwest ¼ Section 
of Township 02 South, Range 68 West of the 6th P.M., City of Northglenn, County of 
Adams, State of Colorado.  

 
 WHEREAS, the City Council desires to rezone the property described in Exhibit A to 
PUD, pursuant to the Preliminary and Final PUD attached hereto as Exhibit B. 

 
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF NORTHGLENN, 

COLORADO, THAT: 
 

Section 1. Findings of Fact. The City Council hereby makes the following findings of 
fact: 

 
(a) The proposed development is compatible with the surrounding area; 

 
(b) The proposed development is not inconsistent with the City’s Master Plan; 

 
(c) The proposed development does not adversely affect the health, safety, and 

welfare of the inhabitants of the area and the City of Northglenn; 
 

(d) Adequate circulation exists and traffic movement will not be impeded by the 
proposed development; and 
 

(e) Additional municipal service costs will not be incurred. 
 

Section 2. Rezoning.  Pursuant to the provisions of the Northglenn Zoning 
Ordinance, as amended, and upon the recommendation of the Northglenn Planning Commission 
(Case No. Z-1-13), a zoning change to Planned Unit Development (PUD) is hereby allowed and 
granted for the real property in the City of Northglenn, Colorado described in the attached 
Exhibit A, pursuant to the Preliminary and Final PUD attached as Exhibit B. 

 
Section 3. Change of Zone Maps.  The official zoning map of the City of Northglenn, 

pursuant to the provisions of Section 11-3-1 of the Municipal Code of the City of Northglenn, as 
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EXHIBIT A 
 

LEGAL DESCRIPTION 
 

 
Lot 1 of Stone Mountain Subdivision Filing No. 2. Situated in the Southwest ¼ Section 
of Township 02 South, Range 68 West of the 6th P.M., City of Northglenn, County of 
Adams, State of Colorado.  
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STONE MOUNTAIN - PHASE II

SITUATED IN THE SOUTHWEST 1/4 OF SECTION 03, TOWNSHIP 02 SOUTH, RANGE 68 WEST OF THE 6TH P.M.
CITY OF NORTHGLENN, COUNTY OF ADAMS, STATE OF COLORADO.

PRELIMINARY & FINAL PUD AMENDMENT
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C.01 COVER SHEET
C.02 SITE PLAN
C.03 OVERALL GRADING PLAN
C.04 OVERALL UTILITY PLAN
A.01 EXTERIOR ELEVATIONS
A.02 EXTERIOR ELEVATIONS
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A.04 EXTERIOR ELEVATIONS
A.05 EXTERIOR ELEVATIONS
A.06 EXTERIOR ELEVATIONS
A.07 EXTERIOR ELEVATIONS
L.01 LANDSCAPE PLAN
L.02 PLANT SCHEDULE AND NOTES
L.03 LANDSCAPE DETAILS
P.01 LIGHTING PLAN
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LAND USE SUMMARY
LAND USE PROPOSED

SITE
SITE AREA (GROSS): 392,230 SF / 9.00 AC
DWELLING UNITS: 228 DU'S
GARAGES: 13 DETACHED GARAGES
DWELLING UNITS PER ACRE: 25.3 DU/AC
BUILDING CODE: 2009 IBC
OCCUPANCY CLASSIFICATION
(APTS): R2
OCCUPANCY CLASSIFICATION
(GARAGES): U

DEVELOPMENT PROPOSAL
ALLOWED USES: MULTI-FAMILY RESIDENTIAL
LOT COVERAGE - BUILDING: 108,159 SF = 28%
LOT COVERAGE - PAVING: 175,634 SF = 46%
LOT COVERAGE - OPEN AREA: 101,103 SF = 26%
LOT COVERAGE - TOTAL: 283,793 SF = 74%
LANDSCAPE AREA: 101, 103 SF = 26%
FRONT YARD SETBACK: 25 FT MIN
SIDE YARD SETBACK: 15 FT MIN
REAR YARD SETBACK (ACCESSORY
BLDG): 5 FT MIN
REAR YARD SETBACK (PRINCIPAL
BLDG): 60 FT MIN

MINIMUM LOT AREA PER UNIT: 1,720 FT MIN
BUILDING HEIGHT: 42 FT

PARKING SUMMARY
REQUIRED PARKING

(SECTION 11-33-6,
ZONING ORDINANCE)

PROVIDED PARKING

228-DU @ 2.0 SPACES/DU 456 343
SURFACE PARKING
(OFF-STREET) 265 (257 STD, 7 HC)

DETACHED GARAGE PARKING N/A 78 (75 STD, 3 HC)
TOTAL (OFF-STREET) 456 (2.00 SPACES/DU) 343 (1.50 SPACES/DU)
HANDICAP SUB-TOTALS
HANDICAP GARAGE PARKING N/A 3 STANDARD
HANDICAPPED 9 (TOTAL) 5 STANDARD, 2 VAN

treynolds
Typewritten Text

treynolds
Typewritten Text

treynolds
Typewritten Text

treynolds
Typewritten Text

treynolds
Typewritten Text

treynolds
Typewritten Text
EXHIBIT B



HOLLAND PARTNERS
600 SOUTH CHERRY STREET

SUITE 700
DENVER, CO  80246

303.399.0840
303.399.1397

DATE:

SHEET TITLE:

SHEET NUMBER:

FI
LE

PA
TH

: P
:\1

21
11

1\E
NG

IN
EE

RI
NG

\P
UD

\P
UD

 - 
SI

TE
 P

LA
N.

DW
G 

 LA
YO

UT
: L

AY
OU

T1
---

-
PL

OT
TE

D:
 T

UE
 06

/25
/13

 6:
43

:56
P 

 B
Y:

 JO
SH

 C
RA

W
FO

RD

ST
ON

E 
MO

UN
TA

IN
 - 

PH
AS

E 
II

PR
EL

IM
IN

AR
Y 

& 
FI

NA
L P

UD
 A

ME
ND

ME
NT

HO
LL

AN
D 

PA
RT

NE
RS

NO
RT

HG
LE

NN
, C

OL
OR

AD
O

SITE PLAN

C.02
SHEET 2 OF 15

3-25-2013  

5-31-2013  

6-28-2013  

  

  

  
  

G6

G5

G4

G3

G12

G11

G7
G8 G9

G13

G10

G2

G1

POOL

9
TYPE A1
36 UNITS

1
TYPE A3
24 UNITS

C
CLUBHOUSE

4
TYPE A3
24 UNITS

3
TYPE A3
24 UNITS

8
TYPE A3
24 UNITS

7
TYPE A2
24 UNITS

6
TYPE A4
24 UNITS

2
TYPE A3
24 UNITS

5
TYPE A4
24 UNITS

POOL

HOUSE

SPA

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

42

43

4445

46

47

48

49

50

51

52

53

54

55
56

57

58

59

60

61

62 63 64 65 66 67 68 69 70 71 72 73 74 75 76 77 78 79

80 81 82 83 84 85 86 87 88

89 90 91 92 93 94 95 96 97 98 99 100 101

102 103

104 105 106 107 108 109 110 111 112 113

114

115

116

117

118

119

120

121

122

123

124

125

126

127

128

129

130

131

132

133

134

135

136

137 138 139 140 141 142 143 144 145

146 147 148 149 150

151

152 153
154 155 156 157 158 159 160 161 162 163 164 165 166 167 168 169 170

171 172 173 174 175 176 177

178 179 180 181 182 183 184 185 186 187 188

252251

243

189

190

191

192

193

194

195

196

197

198

199

200

201

202

203

204

205

206

207

208

209

210

211

212

213

214

215

216

217

218

219

220

221

222

223

224

225

226

227

228

229

230

231

232

233

234

235

236

237

238

239

240

241

242

253 254 255 256 257 258 259 260 261 262 263

41

264 265

4

10

244

245

246

247

248

249

250



HOLLAND PARTNERS
600 SOUTH CHERRY STREET

SUITE 700
DENVER, CO  80246

303.399.0840
303.399.1397

DATE:

SHEET TITLE:

SHEET NUMBER:

FI
LE

PA
TH

: P
:\1

21
11

1\E
NG

IN
EE

RI
NG

\P
UD

\P
UD

 - 
OV

ER
AL

L G
RA

DI
NG

 P
LA

N.
DW

G 
 LA

YO
UT

: L
AY

OU
T1

---
-

PL
OT

TE
D:

 T
UE

 06
/25

/13
 6:

45
:03

P 
 B

Y:
 JO

SH
 C

RA
W

FO
RD

ST
ON

E 
MO

UN
TA

IN
 - 

PH
AS

E 
II

PR
EL

IM
IN

AR
Y 

& 
FI

NA
L P

UD
 A

ME
ND

ME
NT

HO
LL

AN
D 

PA
RT

NE
RS

NO
RT

HG
LE

NN
, C

OL
OR

AD
O

OVERALL
GRADING PLAN

C.03
SHEET 3 OF 15

3-25-2013  

5-31-2013  

6-28-2013  

  

  

  
  

G6

G5

G4

G3

G12

G11

G7
G8 G9

G13

G10

G2

G1

POOL

9
TYPE A1
36 UNITS

1
TYPE A3
24 UNITS

C
CLUBHOUSE

4
TYPE A3
24 UNITS

3
TYPE A3
24 UNITS

8
TYPE A3
24 UNITS

7
TYPE A2
24 UNITS

6
TYPE A4
24 UNITS

2
TYPE A3
24 UNITS

5
TYPE A4
24 UNITS

POOL

HOUSE

SPA



HOLLAND PARTNERS
600 SOUTH CHERRY STREET

SUITE 700
DENVER, CO  80246

303.399.0840
303.399.1397

DATE:

SHEET TITLE:

SHEET NUMBER:

FI
LE

PA
TH

: P
:\1

21
11

1\E
NG

IN
EE

RI
NG

\P
UD

\P
UD

 - 
OV

ER
AL

L U
TI

LIT
Y 

PL
AN

.D
W

G 
 LA

YO
UT

: L
AY

OU
T1

---
-

PL
OT

TE
D:

 T
UE

 06
/25

/13
 6:

46
:02

P 
 B

Y:
 JO

SH
 C

RA
W

FO
RD

ST
ON

E 
MO

UN
TA

IN
 - 

PH
AS

E 
II

PR
EL

IM
IN

AR
Y 

& 
FI

NA
L P

UD
 A

ME
ND

ME
NT

HO
LL

AN
D 

PA
RT

NE
RS

NO
RT

HG
LE

NN
, C

OL
OR

AD
O

OVERALL UTILITY
PLAN

C.04
SHEET 4 OF 15

3-25-2013  

5-31-2013  

6-28-2013  

  

  

  
  

G6

G5

G4

G3

G12

G11

G7
G8 G9

G13

G10

G2

G1

POOL

9
TYPE A1
36 UNITS

1
TYPE A3
24 UNITS

C
CLUBHOUSE

4
TYPE A3
24 UNITS

3
TYPE A3
24 UNITS

8
TYPE A3
24 UNITS

7
TYPE A2
24 UNITS

6
TYPE A4
24 UNITS

2
TYPE A3
24 UNITS

5
TYPE A4
24 UNITS

POOL

HOUSE

SPA



SCALE:

2. BUILDING TYPE A1 - TYPICAL SIDE ELEVATION

1/8"=1'-0"

SCALE:

1. BUILDING TYPE A1 - TYPICAL END ELEVATION

1/8"=1'-0"
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SCALE:

2. BUILDING TYPE A2 - TYPICAL SIDE ELEVATION

1/8"=1'-0"

SCALE:

1. BUILDING TYPE A2 - TYPICAL END ELEVATION

1/8"=1'-0"
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SCALE:

2. BUILDING TYPE A3 - TYPICAL SIDE ELEVATION

1/8"=1'-0"

SCALE:

1. BUILDING TYPE A3 - TYPICAL END ELEVATION

1/8"=1'-0"
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SCALE:

2. BUILDING TYPE A4 - TYPICAL SIDE ELEVATION

1/8"=1'-0"

SCALE:

1. BUILDING TYPE A4 - TYPICAL END ELEVATION

1/8"=1'-0"
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SCALE:

2. COMMUNITY BUILDING ELEVATION 2

1/8"=1'-0"

SCALE:

1. COMMUNITY BUILDING ELEVATION 1

1/8"=1'-0"
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SCALE:

2. COMMUNITY BUILDING BACK ELEVATION 2

1/8"=1'-0"

SCALE:

1. COMMUNITY BUILDING BACK ELEVATION 1

1/8"=1'-0"

OWNER:

DATE:

SHEET TITLE:

SHEET NUMBER:

S
T

O
N

E
 
M

O
U

N
T

A
I
N

 
-
 
P

H
A

S
E

 
I
I
 

P
R

E
L

I
M

I
N

A
R

Y
 
A

N
D

 
F

I
N

A
L

 
P

U
D

 
A

M
E

N
D

M
E

N
T

N
O

R
T

H
G

L
E

N
N

,
 
C

O
L
O

R
A

D
O

H
O

L
L
A

N
D

 
P

A
R

T
N

E
R

S

CM

06/28/13

EXTERIOR
ELEVATION

A.06
SHEET 10 OF 15



SCALE:

9. GARAGE PLAN TYPE G3

1/8"=1'-0"

SCALE:

7. GARAGE ACCESSIBLE STALL PLAN TYPE G2

1/8"=1'-0"

SCALE:

4. FRONT ELEVATION

1/8"=1'-0"

SCALE:

2. REAR ELEVATION
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SCALE:

6. SIDE ELEVATION
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SCALE:

8. GARAGE PLAN TYPE G1

1/8"=1'-0"

SCALE:

5. SIDE ELEVATION
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SCALE:

3. FRONT ELEVATION
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SCALE:

1. REAR ELEVATION

1/8"=1'-0"
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RESOLUTION 2013-08 
NORTHGLENN PLANNING COMMISSION 

 
A RESOLUTION PROVIDING A FAVORABLE 
RECOMMENDATION TO THE CITY COUNCIL FOR 
APPROVAL TO THE STONE MOUNTAIN – PHASE II 
PRELIMINARY PLANNED UNIT DEVELOPMENT (PUD) AND 
APPROVAL OF THE FINAL PLANNED UNIT DEVELOPMENT 

 
WHEREAS, Northglenn Ordinance 11-37-2 requires that the Northglenn 

Planning Commission review and make recommendation to Council any application for 
rezoning; and  

 
WHEREAS, the Northglenn Planning Commission therefore desires to make its 
recommendations to the City Council as required by law.  

 
WHEREAS, the Planning Commission has found that the application satisfies the 
applicable criteria for rezoning and PUD criteria under 11-37-2 & 11-16-2 for purposes 
of approving the Final Planned Unit Development respectively; 
 

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF 
NORTHGLENN, COLORADO, THAT: 

 
 Section 1. The City of Northglenn Planning Commission hereby provides a 
favorable recommendation to the City Council for approval of the Stone Mountain 
Preliminary PUD in accordance with the proposed Ordinance for adoption. 
 
 Section 2.   The City of Northglenn Planning Commission hereby recommends 
that the following conditions shall be met prior to recordation of the PUD with the Adams 
County Clerk and Recorder, as required by law. 
  

1. The applicant shall enter into a Subdivision Improvement Agreement, 
with the City of Northglenn, that will be recorded with the Adam’s 
County Clerk and Recorder’s Office, to memorialize the public 
improvements shown in the PUD plans. 

    
DATED this ________ day of _______________, 2013 

 
      ____________________________ 
      Sonia Di Carlo 
      Planning Commission Chair  

 
ATTEST: 
 
____________________________ 
Travis Reynolds 
Secretary 
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Case No. Z-3-12 Applicant: Holland Partner Group  
 Location:   11525 Community Center Drive  

 Ordinance:   11-16 and 11-37-2  
 

STONE MOUNTAIN II 
PRELIMINARY & FINAL PLANNED UNIT DEVELOPMENT (PUD) 

AMENDMENT  
STAFF REPORT AND RECOMMENDATION 

 
REQUEST: 
The applicant, Holland Partners (owner), requests the Planning Commission hear and 
recommend, to the City Council, an amendment to the existing Planned Unit Development  
zoning of the parcel located at 11525 Community Center Drive (Exhibit A).  
 
REASON FOR REQUEST: 
The applicant proposes to amend an existing multi-family residential PUD in order to develop a 
228 unit multi-family project.  
 
BACKGROUND: 
The site was zoned PUD for 188 residential units as a secondary phase of the initial Stone 
Mountain I development in 2000.  The proposal at the time called for 9 structures, 42 garage 
spaces, and an area for a future clubhouse/community center.  The original development was 
never realized and the current owner is requesting modification of the PUD to increase the 
number of units to 228.  The site consists of approximately 9.0 Acres (Exhibit B).      
 
The applicant has requested that the Planning Commission hear and make recommendation on 
the Preliminary PUD and also hear and approve the Final PUD (contingent upon City Council 
approving the Preliminary PUD) during this hearing. If the Planning Commission makes a 
recommendation on the Preliminary PUD and approves the Final PUD, the recommendation will 
be forwarded to the City Council for approval. If City Council approves the rezoning, the PUD 
will be approved to obtain a development permit. Under this scenario the last step for this 
application will be City Council approval.  
 
The Planning Commission must provide a recommendation of the Preliminary PUD and any 
decision of the Final PUD based on the criteria from Sections 11-16-2 and 11-37-2 of the 
Northglenn Zoning Ordinance, outlined in the Approval Criteria Section below.  
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SURROUNDING LAND USES: 
North:   Residential PUD (Stone Mountain Phase I) 
South:    C-5 Commercial (Boondocks Fun Center) 
West: Interstate 25 
East:   Multi-Family Residential 
 
CASE ANALYSIS: 
 
The analysis of the case was completed with the review of submitted materials for the 
Preliminary PUD and Final PUD.   
 
Land Use / Site Plan  
 
The Stone Mountain II proposal is a modification of a previously approved multi-family PUD 
approved in 2000.  Information submitted for the Preliminary and Final PUD depicts Nine (9) 
individual multi-family buildings, one (1) community clubhouse, and 14 garage structures for 
covered parking.  The nine multi-family structures encompass 228 dwelling units organized as 
follows in Table 1.  
 
Unit Type No. of Units   Percent of all units 
One-bedroom Jr.  90 39% 
One-bedroom 48 21% 
Two-bedroom 72 32% 
Three-bedroom 18 8% 
 
 
Setbacks 
Setbacks for all structures are proposed per the following table: 
 

Setback Dimension 
Front 25’ 
Side 15’ 
Rear 60’ 
Rear - Accessory 5’ 

 
Section 11-34-3(b) Noise Barrier Fencing requires the installation of noise reducing fencing or a 
100’ setback of all units from the extents of a State Highway.  The geography of the site places 
the development nearly 20 feet below the grade of Interstate 25.  Based on the grade change, 
noise barrier fencing will provide little to no noise cancelling function.  The proposal depicts 
minimal encroachment of buildings into the 100’ setback for noise reduction.  One structure 
encroaches approximately 30’ into the 100’ setback.  This building was moved to this location 
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to accommodate staff’s request for changes to the stormwater detention facility.  Further, this 
structure is adjacent to one of the fourteen proposed garages that is approximately 14’ at its 
peak and will act as noise buffering for the bottom two floors.       
  
Traffic  
The applicant initiated an updated traffic study to understand the impacts to the surrounding 
road network.  The review extent of the study took into consideration the potentially impacted 
road network and intersections at the following locations: 

• 120th & Grant 
• Comm. Center Drive and Malley 
• Comm. Center Drive and Huron Street 

 
The study found that no additional mitigation measures were required to offset the traffic 
impacts.  Staff concurs with these findings.     
 
Parking 
The applicant is requesting a reduced, on-site parking ratio as compared to the standard 
provided by the zoning ordinance.  In support of this request, the applicant submitted a parking 
study outlining contemporary standards adopted by other regional jurisdictions and standards 
supported by national urban planning resources (Exhibit C).  Staff concurs with the 
recommendations of the study and supports the proposed ratio as adequate and functional for 
the development.  The staff bases their findings on the following: 
 

• A generic 2.0 standard spaces per unit does not adequately account for the mix of unit-
types and associated parking demand.  The majority (60%) of the proposed units are 
classified as one bedroom, often requiring fewer parking spaces.        

• The proposed project is within a 0.7 mile walk of the RTD Wagon Road Park-n-Ride This 
proximity may help offset parking demand. 

• The appropriate number of parking spaces will reduce the amount of impervious surface 
associated with the project, thus, reducing the impact to an already taxed City 
stormwater system. 

• Fewer onsite parking spaces will generate fewer trips and impacts on the roadway 
system.        
 

Drainage 
The proposed project site will detain stormwater flows, in accordance with City standards, in a 
proposed detention facility prior to releasing to the City’s stormwater system.  Additionally, 
stormwaters that have historically flowed through the site from the west side of the I-25 will 
now be piped to the southern extent of the site and will enter the City’s stormwater system 
near the SE corner of the site.     
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Elevations 
 
Elevations are included with the Final PUD. The primary materials are shown as cementitious 
lap siding and stone veneer in various colors. These different materials create a variation in the 
elevations that comply with the standard architectural requirements outlined in section 11-19-
5(a) (1) & (2).  
 
Landscaping 
 
Total landscape area equates to 26% of the site. On-site and street trees are in excess of 
requirements provided by the landscape ordinance.   No prohibited species are proposed.     
 
Administration 
 
In accordance with 11-16-6 Approval Criteria, staff has found that the proposal for the 
Preliminary and Final PUD is in conformity with the Northglenn Zoning Ordinance and 
Comprehensive Plan.  Any civil infrastructure impacts have been properly mitigated.   
   
 
The North Metro Fire Rescue District has reviewed the submitted plans and has no objections 
to the proposal.  At time of construction the applicant will be required to meet all code 
requirements of the North Metro Fire Rescue District and the City of Northglenn’s Chief 
Building Official.  
 
Property owners surrounding the proposed facility were notified via mail of the proposal, as 
required by Section 11-41-3(a) of the City’s Zoning Ordinance. In addition, the property in 
question was posted as required by Section 11-41-3(b). 
 
APPROVAL CRITERIA: 
 
Section 11-16-6-Approval Criteria: 
 

(a) Prior to granting approval for any preliminary or final planned unit development plan, 
the Planning Commission and City Council shall give consideration to the purpose and 
intent of this Article 16 as listed in Section 11-16-2, above, and those criteria for any 
rezoning request as listed in Section 11-37-2(h) of this Chapter 11 of the Municipal 
Code. In addition, prior to approval of any final planned unit development plans, the 
Planning Commission shall find them to be in conformity with the approved 
preliminary planned unit development plans. 

 
Section 11-16-2 reads as follows: 
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“Section 11-16-2. Purpose and Intent.  

(a)  The purpose and intent of this Article is to create a Planned Unit Development regulation 
which will maximize the land resources available within the City of Northglenn. More 
specifically, the purposes are as follows:  

(1)  To ensure that zoning decisions are directed toward achievement of 
community goals and objectives, as embodied in the adopted Master Development 
Plan, rather than satisfying arbitrary minimum standards.  

 (2)  To recognize the unique nature of each parcel of land and allow flexibility in 
the planning and design response.  

(3)  To encourage and promote innovation in land development by allowing more 
variety in type, design, layout, and architectural design of buildings and site 
amenities.  

 (4)  To ensure that proposed rezonings and specific proposals presented to staff 
and the Planning Commission are constructed as presented and not used merely as 
a tool to facilitate property sale or some other transfer of real estate to make it 
more marketable.  

(5)  To encourage economic development to expand the City's tax base and provide 
employment opportunities.  

(6)  To create a PUD ordinance that streamlines, consolidates and simplifies zoning 
and subdivision, an ordinance that expedites rather than hinders the development 
process.  

(7)  To allow for the preservation of natural site amenities such as mature trees, 
water bodies and channels, exceptional views, etc.  

(8)  To promote the judicious use of open space and landscaped areas with regard 
to utility and visual impact.  

(9)  To encourage a harmonious and integrated mix of land uses and require 
compatibility between new and existing development.  

(10)  To provide for the efficient and safe movement of vehicular and pedestrian 
traffic on both public and private roadways. “ 

 
Additionally; 
 
Section 11-37-2-Zone Changes 

(h) Basis for Approval. The Commission and Council shall give consideration to and satisfy 
themselves to the following:  

(1) That a need exists for the proposal;  
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(2) That this particular parcel of ground is indeed the correct site for the proposed 
development;  

(3) That there has been an error in the original zoning; or  

(4) That there have been significant changes in the area to warrant a zone change;  

(5) That adequate circulation exists and traffic movement would not be impeded by 
development; and  

(6) That additional municipal service costs will not be incurred which the City is not 
prepared to meet.   

 
APPROVAL CRITERIA ANALYSIS 

(1) That a need exists for the proposal 

Staff finds that the project  located on this otherwise underutilized site will generate 
activity and provide varying housing options in this space that that has been entitled 
since 2000.     

(2) That this particular parcel of ground is indeed the correct site for the proposed 
development;  

Staff finds the proposed development is appropriate for this site and is the second 
phase of a planned and approved two phase development.  The applicant initiated 
updated traffic, parking, utility, and drainage studies that depicted the existing 
systems could adequately handle proposed impacts. 

(3) That there has been an error in the original zoning; or 

Staff finds that this criteria is not applicable as this proposal is an amendment to the 
existing approved PUD for the same type of land use.   

(4) That there have been significant changes in the area to warrant a zone change;  

The site has been entitled for multi-family development since 2000.  No changes have 
occurred in the area that would warrant deviation from the planned use in that 
location.  The applicant is intensifying the use slightly and therefore a PUD 
amendment process was prescribed.   

(5) That adequate circulation exists and traffic movement would not be impeded by 
development; and  

The applicant initiated an updated traffic study that depicts that the existing road 
network can adequately handle the proposed impacts.   

(6) That additional municipal service costs will not be incurred which the City is not 
prepared to meet.   

Staff finds that there will be no additional municipal service costs incurred.  
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COMMISSION OPTIONS: 
The Planning Commission is making a recommendation for Preliminary PUD to the City Council 
and a final approval decision regarding the Final PUD.  The Commissions options are as follows: 

1) Approve the request, with or without conditions or stipulations; 
2) Deny the request for reasons stated; or 
3) Table the request for further consideration. 

 
STAFF RECOMMENDATION: 
Staff recommends a recommendation of the Preliminary PUD to the City Council and approval 
of the Final PUD with the following condition and based on six recommended Findings of Fact 
per the criteria of Section 11-37-2 of the Northglenn Zoning Ordinance as outlined in Planning 
Commission Resolution 13-8. 
 
RECOMMENDED CONDITIONS OF APPROVAL: 
The applicant shall enter into a Subdivision Improvement Agreement, with the City of 
Northglenn, recorded with the Adam’s County Assessor’s Office, to memorialize the public 
improvements shown in the PUD plans.  
 
RECOMMENDED FINDINGS OF FACT: 
The application is in compliance with the criteria outlined in section 11-37-2. 
 
 
RESPECTFULLY SUBMITTED:    
 
 
        
Travis Reynolds, AICP     
Senior Planner       
 
 
WHAT'S NEXT:  This is the final step in the entitlement process for the rezoning of the 
property.   
 
FUTURE APPLICATIONS: 
   

1. Preliminary PUD   approved by City Council  
2. Building Permits    approved administratively by staff 
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LAND USE SUMMARY

LAND USE PROPOSED

SITE
SITE AREA (GROSS): 392,230 SF / 9.00 AC
DWELLING UNITS: 228 DU'S
GARAGES: 13 DETACHED GARAGES
DWELLING UNITS PER ACRE: 25.3 DU/AC
BUILDING CODE: 2009 IBC
OCCUPANCY CLASSIFICATION (APTS): R2
OCCUPANCY CLASSIFICATION (GARAGES): U
DEVELOPMENT PROPOSAL

ALLOWED USES: MULTI-FAMILY RESIDENTIAL

LOT COVERAGE - BUILDING: 108,159 SF = 28%
LOT COVERAGE - PAVING: 175,634 SF = 46%
LOT COVERAGE - OPEN AREA: 101,103 SF = 26%
LOT COVERAGE - TOTAL: 283,793 SF = 74%
LANDSCAPE AREA: 101, 103 SF = 26%
FRONT YARD SETBACK: 25 FT MIN
SIDE YARD SETBACK: 15 FT MIN
REAR YARD SETBACK (ACCESSORY BLDG): 5 FT MIN
REAR YARD SETBACK (PRINCIPAL BLDG): 60 FT MIN
MINIMUM LOT AREA PER UNIT: 1,720 FT MIN
BUILDING HEIGHT: 42 FT

PARKING SUMMARY
REQUIRED PARKING

(SECTION 11-33-6, ZONING
ORDINANCE)

PROVIDED PARKING

228-DU @ 2.0 SPACES/DU 456 343
SURFACE PARKING (OFF-STREET) 265 (257 STD, 7 HC)

DETACHED GARAGE PARKING N/A 78 (75 STD, 3 HC)

TOTAL (OFF-STREET) 456 (2.00 SPACES/DU) 343 (1.50 SPACES/DU)

HANDICAP SUB-TOTALS

HANDICAP GARAGE PARKING N/A 3 STANDARD

HANDICAPPED 9 (TOTAL) 5 STANDARD, 2 VAN
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SCALE:

2. BUILDING TYPE A1 - TYPICAL SIDE ELEVATION
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1. BUILDING TYPE A1 - TYPICAL END ELEVATION
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SCALE:

2. BUILDING TYPE A2 - TYPICAL SIDE ELEVATION

1/8"=1'-0"
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1. BUILDING TYPE A2 - TYPICAL END ELEVATION
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SCALE:

2. BUILDING TYPE A3 - TYPICAL SIDE ELEVATION

1/8"=1'-0"

SCALE:

1. BUILDING TYPE A3 - TYPICAL END ELEVATION

1/8"=1'-0"
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SCALE:

2. BUILDING TYPE A4 - TYPICAL SIDE ELEVATION

1/8"=1'-0"

SCALE:

1. BUILDING TYPE A4 - TYPICAL END ELEVATION

1/8"=1'-0"
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SCALE:

2. COMMUNITY BUILDING ELEVATION 2

1/8"=1'-0"

SCALE:

1. COMMUNITY BUILDING ELEVATION 1

1/8"=1'-0"

OWNER:

DATE:

SHEET TITLE:

SHEET NUMBER:

S
T

O
N

E
 
M

O
U

N
T

A
I
N

 
-
 
P

H
A

S
E

 
I
I
 

P
R

E
L

I
M

I
N

A
R

Y
 
A

N
D

 
F

I
N

A
L

 
P

U
D

 
A

M
E

N
D

M
E

N
T

N
O

R
T

H
G

L
E

N
N

,
 
C

O
L
O

R
A

D
O

H
O

L
L
A

N
D

 
P

A
R

T
N

E
R

S

CM

06/28/13

EXTERIOR
ELEVATION

A.05
SHEET 9 OF 16



SCALE:

2. COMMUNITY BUILDING BACK ELEVATION 2

1/8"=1'-0"

SCALE:

1. COMMUNITY BUILDING BACK ELEVATION 1

1/8"=1'-0"
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SCALE:

9. GARAGE PLAN TYPE G3

1/8"=1'-0"

SCALE:

7. GARAGE ACCESSIBLE STALL PLAN TYPE G2

1/8"=1'-0"

SCALE:

4. FRONT ELEVATION

1/8"=1'-0"

SCALE:

2. REAR ELEVATION

1/8"=1'-0"

SCALE:

6. SIDE ELEVATION

1/8"=1'-0"

SCALE:

8. GARAGE PLAN TYPE G1

1/8"=1'-0"

SCALE:

5. SIDE ELEVATION

1/8"=1'-0"

SCALE:

3. FRONT ELEVATION

1/8"=1'-0"

SCALE:

1. REAR ELEVATION

1/8"=1'-0"
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 P.O. BOX 19768, BOULDER, COLORADO 80308-2768 
PHONE:  303.652.3571  |  WWW.FOXTUTTLE.COM 

 

 
 
 
 
 
 

MEMORANDUM 
 
 
To:    City of Northglenn, Planning and Development 
 
From:  Steve Tuttle, P.E., PTOE 
 
Date:  March 4, 2013   
 
Project:  Stone Mountain Multi‐Family Project   
 
Subject:    Parking Review and Recommendations 
 
 
The  Fox Tuttle Transportation Group has  completed  a  review of  the proposed parking  for  the  Stone 
Mountain project in Northglenn.  The project is proposing to construct 228 multi‐family apartment units 
with a total of 342 parking spaces provided for residents and guests.  Fox Tuttle reviewed both current 
industry parking practices with regards to the provision of multi‐family and comparative rates from similar 
Front Range communities and found that the proposed parking supply is within the parking ratio ranges 
supported by this data.  This memorandum summarizes our findings and recommendations. 
 
 
Background 
 
The Stone Mountain multi‐family residential project is proposing to construct 228 apartment units on a 
vacant parcel of  land  located west of Community Center Drive north of Malley Drive.   The project  is 
surround by recreational‐retail, institutional, and residential land uses.  The project proposes the following 
types and number of units: 
 

• 90 one‐bedroom, studio units 
• 48 one‐bedroom units  
• 72 two‐bedroom units 
• 18 three‐bedroom units 

 
The 342 parking spaces correspond to an effective parking rate of 1.5 parking spaces per dwelling unit for 
the  228  proposed  units.    In  comparison,  the  approved  PUD  (Stone Mountain Apartments  ‐  Phase  II 
Preliminary and Final Planned Unit Development, approved February 2000) referenced a 2.0 per unit rate 
but provided 1.77 on the PUD plans (332 spaces for 188 units).   Table 1 provides a comparison of the 
proposed parking to industry and peer rates, to be discussed in subsequent sections of this memorandum.  
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Industry Recommendations 
 
Two leading industry parking resources were reviewed within the context of this project and are discussed 
in this memorandum: 
 

• Institute of Transportation Engineers (ITE), Parking Generation, 4th Edition (2010) 
• Urban Land Institute (ULI), Shared Parking, 2nd Edition (2005) 

 
ITE publishes parking generation data for various land uses based on numerous studies and empirical data 
calculating average peak parking demand.  For apartment land use, ITE provides both urban and suburban 
parking  formulas  to predict peak parking demand.    The  ITE  suburban  formulas were utilized  for  this 
analysis to provide the most conservative recommendations.   
 
The ITE suburban apartment peak parking data is based on 19 studies at developments with an average 
of 320 dwelling units.  The average size of the dwelling units for developments included in the study was 
1.7 bedrooms per unit.  In comparison, the Stone Mountain project proposes 228 units with a total of 336 
bedrooms, or 1.47 bedrooms per unit.  Thus, the ITE data can be considered slightly conservative given 
that the project has a lower bedroom ratio and would be expected to generate less peak parking demand. 
 
The ITE methodology provides the following formula to calculate peak parking demand:   
 

Peak Parking Demand = 1.42x ‐ 38 
where x equals the number of dwelling units 

 
Using the ITE formula, the peak parking demand is anticipated to be 286 parking spaces.  This corresponds 
to a rate of 1.25 spaces per unit and  is 56 spaces (16%)  less than  is proposed for the Stone Mountain 
project.   
 
The  ULI  book  provides  recommended  parking  calculations  for  various  land  uses  based  on  a widely 
accepted methodology.  The rates reviewed for this analysis and discussed in this section are the "base 
case" parking  recommendations  from which  reductions are  then applied  to account  for  the effects of 
shared use.  For multi‐family residential rental use, ULI recommends a "base parking ratio" of 1.5 spaces 
per unit and a 15% guest parking ratio.  These base rates are based on peak parking spaces required with 
"virtually 100% auto use and typical ridesharing for suburban conditions" and do not take into account 
any effect/reduction of shared parking for mixed use development. The ULI book further defines this rate 
as being applicable for a "cornfield project" that is a "free‐standing land use in an area with little or no 
transit and only weak pedestrian connections with other uses".  The Stone Mountain project is located 
0.7 miles from the Wagon Road Park‐n‐Ride facility, will have a clubhouse and other amenities, and has 
excellent pedestrian connectivity with nearby retail and recreational uses.   Thus, the base rates can be 
considered conservative as applied to this project.    
 
As shown on Table 1, the recommended ULI rates correspond to a provision of 376 parking spaces for the 
project and an effective rate of 1.65 spaces per unit.  The ULI data is attached, for reference. The proposed 
project  parking  provisions  represent  just  under  (34  spaces.  or  9%  short  of)  the  recommended  ULI 
provisions for high‐auto‐use conditions, as noted above. 
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Peer Review 
 
Fox Tuttle conducted a peer review of nearby communities similar to Northglenn conditions to determine 
typical multi‐family parking requirements.   
 
The results of the peer review for the communities of Broomfield, Denver, and Boulder are summarized 
on Table 1.  All three communities include guest parking provisions in their base rates.  As shown on Table 
1, using these communities' rates would result in project requirements of 282 to 351 parking spaces (1.24 
to 1.54 spaces per unit).  Most represent lower parking totals than are being proposed for the project. 
 
 
Summary and Recommendations 
 
The Stone Mountain multi‐family residential project proposes to construct 228 apartment units with a 
provision of 342 parking spaces.  Based on the review of industry standard parking practices and a peer 
review of other Front Range cities, it was determined that proposed parking provisions for the project are 
supported by this data.  Given the results of this study, we recommend that the project request a deviation 
from the PUD to allow for a 1.5 space‐per‐unit parking ratio as supported by this data. 
 
I hope that the contents of this memorandum are helpful to you.  If you have any questions or would like 
to discuss our findings, please let me know. 
 
 
/SGT 
 
Attachments: 
 

− Table 1 ‐ Multi‐Family Parking Rate Comparison 
− ULI Summary of Recommended Base Parking Ratios (Table 2‐2) 
− ITE Parking Generation for Apartment Land Use for Suburban Conditions 
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Multi‐Family Parking Rate Comparison

Table 1a.  Parking Ratios

Proposed Units Broomfield Code* Denver Code** Boulder Code*** ULI**** PROPOSED

Studio 90 1.0 1.25 1.0 1.5

1‐bed 48 1.5 1.25 1.0 1.5

2‐bed 72 2.0 1.25 1.5 1.5

3‐bed 18 2.5 1.25 2.0 1.5

Guest Parking Included in resident rate Included in resident rate Included in resident rate 15% x  # of units Included in resident rate

*Based on standard parking code for muti‐family
**Requirement based on new zoning code and Suburban Neighborhood Context Group with Multi‐unit Dwelling only on site (Suburban near Commercial Corridor up to 5 stories)
*** Assumes RM district (residential medium) for a stand alone multi‐family project. This is the same as the MXD code (RMX)
**** Urban Land Institute, Shared Parking 2nd Edition, 2005.

Table 1b.  Parking Spaces

Proposed Units ITE Suburban (1) Broomfield Denver Boulder ULI Proposed

Studio 90 units 90 spaces 113 spaces 90 spaces 135 spaces

1‐bed 48 units 72 spaces 60 spaces 48 spaces 72 spaces

2‐bed 72 units 144 spaces 90 spaces 108 spaces 108 spaces

3‐bed 18 units 45 spaces 23 spaces 36 spaces 27 spaces

Total Resident Parking 342 spaces 351 spaces 285 spaces 282 spaces 342 spaces

Total Guest Parking Included in resident total Included in resident total Included in resident total Included in resident total 34 spaces Included in resident total

Total 342 spaces 286 spaces 351 spaces 285 spaces 282 spaces 376 spaces 342 spaces

Parking Rates 1.25 1.54 1.25 1.24 1.65 1.50

(1)  Institute of Transportation Engineers, Parking Generation, 4th Edition, 2010.

Based on Peak Demand 
Studies                   

Peak Parking Demand = 
1.42 x Units ‐ 38

1.5 Average Ratio

Average 1.5 spaces per 
unit
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