


CB-1879 - Page 1 of 38



2. The applicant will provide proof of a dedicated drainage easement for their stormwater 
facility, prior to the issuance of a building permit. 

3. The applicant will provide proof of a dedicated public utility easements, prior to the 
issuance of a building permit. 

 
Budget Implications  
This ordinance amendment request has no budgetary impacts. 
 
Schedule/Time Implications 
NA 
 
City Council Options 
The City Council makes the final decision regarding Preliminary PUD.  The City Council 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 approval of CB-1879 
 
Staff Reference 
Brook Svoboda, Director of Planning and Development bsvoboda@northglenn.org or 
303.450.8937 
 
Attachments 

Attachment 1  Planning Commission Resolution 2016-11 
Attachment 2 Staff Report  
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RESOLUTION 2016-11 
NORTHGLENN PLANNING COMMISSION 

A RESOLUTION PROVIDING A FAVORABLE 
RECOMMENDATION TO THE CITY COUNCIL FOR 
APPROVAL OF THE NORTHGLENN PAVILION PLANNED 
UNIT DEVELOPMENT (PUD) AMENDMENT AND APPROVAL 
OF ANY FINAL PLANNED UNIT DEVELOPMENT ELEMENTS 
CONTAINED THEREIN 

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 NORTHGLENN 
PAVILIONS PUD AMENDMENT in accordance with the proposed Ordinance for 
adoption. 

Section 2.  The City of Northglenn Planning Commission hereby recommends 
that in addition to the conditions spelled out in the proposed adopting ordinance, the 
following conditions shall be reflected on the Final PUD to be recorded with the Adams 
County Clerk and Recorder, as required by law. 

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

2. The applicant will provide proof of a dedicated drainage easement
for their stormwater facility, prior to the issuance of a building
permit.

3. The applicant will provide proof of a dedicated public utility
easements, prior to the issuance of a building permit.

Attachment 1
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DATED this ________ day of _______________, 2016 
 
      ____________________________ 
      Sonia Di Carlo 
      Planning Commission Chair 

ATTEST: 
 
____________________________ 
Rebecca Smith, AICP 
Secretary 
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Case No. Z-2-16 Applicant: BH Northglenn, LLC  
Location:  12185 Claude Court 
Ordinance:  11-16 and 11-37-2  

NORTHGLENN PAVILION  
PRELIMINARY & FINAL PLANNED UNIT DEVELOPMENT (PUD) 

AMENDMENT  
STAFF REPORT AND RECOMMENDATION 

REQUEST: 
The applicant, BH Northglenn, LLC, 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 12185 Claude Court (EXHIBIT A) 

REASON FOR REQUEST: 
The applicant proposes to amend the existing PUD in order to develop a 34 unit multi-family 
development (EXHIBIT B).  

BACKGROUND: 
In 2015, the original PUD was amended to allow for 37 residential units.  Previously, the site was 
zoned PUD for 96 residential units as a secondary phase of the initial Pavilions Planned Unit 
Development in 2002.  Of the original development plan, only 12 units were constructed.  The 
applicant, BH Northglenn, LLC, is requesting modification of the PUD amendment approved in 
2015, to reduce the number of residential units to 34 on the remaining land. The 2015 PUD for 
37 units had planned to sell the structures as an ownership product, but have the Home Owners 
Association (HOA) maintain all of the property outside the structures. The proposal before you 
today plans to subdivide the property into 34 lots and sell the lots with the structures as fee 
simple properties. The HOA will maintain Tracts A & B for access, utility, and landscaping 
purposes. 

The proposal to divide the parcels into fee simple lots ultimately will change the setbacks as they 
were prescribed in the 2015 PUD amendment, because now they will be measured from each 
individual lot versus the previous configuration when the property was to be one lot. Pursuant 
to section 11-16-8(5) of the PUD regulations discussing amendments, reducing the setback 
distance from the property triggers a final PUD amendment that requires full review.  

 Section 11-16-8. Amendments. 

(a)Except as provided below for minor amendments, an approved final PUD plan 

Attachment 2
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may only be amended by submission of an amended final PUD plan which shall 
require the same review and approval of any final PUD. 

 
(b)Minor amendments to an approved final PUD plan may be approved by the 
Director of Community Development provided that none of the following shall be 
allowed by way of a minor amendment. 

 
(5)The setback distance to property lines shall not be reduced.   

 
Per the Ordinance, the Planning Commission is required to 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 development permits. 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.  
 
SURROUNDING LAND USES: 
North:   Multi-Family Residential 
South:    Northglenn Pavilion Commercial Retail Development 
West: Multi-Family Residential 
East: Vacant Properties, RTD Right of Way, Single Family Residential (City of 

Thornton) 
 
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 Northglenn Pavilion proposal is a modification of a previously approved multi-family. 
Information submitted for the Final PUD amendment depicts 34 duplex units with attached 
parking garages adjacent to the front door entrance.   There will be two varying models 
(building”101”, and “102”) constructed. 
 
Parking is provided at a ratio of 2 spaces per dwelling unit in the provided garage spaces.  An 
additional 34 uncovered spaces are provided throughout the site and are not assigned to 
individual units.  Five handicapped spaces are provided for the development at varying accessible 
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locations.      
 
Landscaping 
Total landscape area equates to 19% of the site with an additional 4% of the site used as a 
detention facility for stormwater flows. The landscaping exceeds the City’s standard of 12% 
required on-site landscaping.  The landscape plan is providing tree quantities in accordance with 
the City’s ordinance.  No prohibited species are proposed.     
 
Architecture/Elevations 
Elevations are included with the submittal and the housing style has changed from the previously 
approved PUD amendment. A variety of materials are shown including lap siding, brick veneer, 
and board & batten siding.  These different materials and arrangements create a variation in the 
elevations that comply with the standard architectural requirements outlined in section 11-7-
9(a) (2) & (3). 
 

Section 11-7-9. Architectural and Site Design Standards, Townhouses. 
 

(a)Architectural Standards, Townhouses. 
 

(2)Roof Line. Flat roofs should be avoided. Roof should include a variety of 
planes, be staggered horizontally, provide variable overhangs, dormer 
windows, or other architectural devices to provide visual relief. Piping, 
venting, and other rooftop penetrations should be painted to match the 
color of the roof. 

 
(3)Exterior finish materials. A variety of exterior finish materials are 
preferred. No material designed or manufactured as an exterior wall 
surface is prohibited. Brick, stone or other masonry, not including concrete 
block, should be used on at least 30 percent of the front elevation of each 
unit. Concrete block, concrete panels, and metal siding are discouraged. 

 
Utilities 
The utilities for the site are being utilized from the previous unfinished development.  Public 
Works staff worked with the previous applicant to certify the utilities to City standards.  The 
current applicant submitted information re-certifying the analysis provided by the previous 
applicant. Public utility easements will be dedicated to the City through separate documents prior 
to the issuance of any construction permits.  A portion of the utilities will be dedicated to the City 
as part of the City’s mainline infrastructure. The City will operate and maintain those utilities 
once formally dedicated to the City.   
 
Drainage 
The drainage solution for the property was designed and constructed with the early development 
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efforts in 2002 to accommodate the original proposed development.  The applicant has certified 
that the initial design is adequate to detain stormwater flows from the proposed development 
as well as the existing 12 units.  Staff has reviewed the detailed plans for the stormwater 
detention and found that it meets the current adopted City standards.    
 
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.   
 
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: 

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.  
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(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;  

(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.   
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APPROVAL CRITERIA ANALYSIS 
(1) That a need exists for the proposal 

Staff finds that development of the parcel is a needed improvement to the area.  The 
site has gone undeveloped for nearly 13 years after a failed initial attempt.  The 
existing foundation excavations pose a risk to public health and the vacancy of the 
lot has had a negative impact on surrounding property values.     

(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 based on the 
previous anticipation of residential development and concurrence with the 
Comprehensive Plan.  

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

Not Applicable 

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

Staff finds that construction of development in the surrounding area renders this 
property the sole remaining vacant lot.  A lack of development of the site has 
impacted the existing values of the surrounding properties.   

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

Staff finds that the traffic and circulation impacts will not be impeded by this 
development. 

(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. 

COMMISSION OPTIONS: 
The Planning Commission is making a recommendation for Preliminary PUD to the City Council 
and a final 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 conditions and based on six recommended Findings of Fact per 
the criteria of Section 11-37-2 of the Northglenn Zoning Ordinance. 
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RECOMMENDED CONDITIONS OF APPROVAL: 
1. The applicant shall enter into a Development Agreement, with the City of Northglenn,

that will be recorded with the Adam’s County Assessor’s Office, to memorialize the public 
improvements shown in the PUD plans.  

2. The applicant will provide proof of a dedicated drainage easement for their stormwater
facility, prior to the issuance of a building permit. 

3. The applicant will provide proof of a dedicated public utility easements, prior to the
issuance of a building permit. 

RESPECTFULLY SUBMITTED: 

Becky Smith, AICP  
Planning Manager 

WHAT'S NEXT:  The City Council will next hear the preliminary PUD portion of this application. 
If the Commission recommends approval of the preliminary portion and approves the Final PUD 
portion at the hearing then the rezoning will be finalized.   

FUTURE APPLICATIONS: 

1. Preliminary PUD Considered by City Council – February 13, 2017 
2. Building Permits approved administratively by staff 
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EXHIBIT A 
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SPONSORED BY: MAYOR DOWNING 
 
COUNCILMAN'S BILL     ORDINANCE NO. 
 
 
No.  CB-1879           

Series of 2017      Series of 2017 
 
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 
“NORTHGLENN PAVILIONS” 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: 

 
Lots 1, 2, 3, 4, 6, 7, and 8, Northglenn Pavilion Filing No. 2, Located in the SE ¼ of Section 35, 
T1S, R68W 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 “Amendment to the Final P.U.D.” attached hereto as Exhibit B. 

 
NOW, THEREFORE, 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-2-16), 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 “Amendment to the Final P.U.D.” 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 
amended, and the Comprehensive Master Plan of the City of Northglenn shall be and hereby are 
ordered amended to conform with the provisions of this Ordinance. 

 

CB-1879 - Page 24 of 38



CB-1879 - Page 25 of 38



EXHIBIT A 
 

LEGAL DESCRIPTION 
 
Lots 1, 2, 3, 4, 6, 7, and 8, Northglenn Pavilion Filing No. 2, Located in the SE ¼ of Section 35, 
T1S, R68W of the 6th P.M. City of Northglenn, County of Adams, State of Colorado. 
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EXHIBIT B 
 

[ATTACH PRELIMINARY PUD] 
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