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PLANNING AND ZONING COMMISSION

Minutes
March 14, 2016

Meeting Summary

PZ Resolution No. 2016-7, a Resolution Recommending Approval of a Use By Special Review to Allow
Therapeutic Horse Riding Lessons for children and Youth at 14520 Federal Boulevard, Wilcox
Subdivision was approved by a unanimous (5-0) vote.

PZ Resolution 2016-8, a Resolution Recommending Approval of Anthem Filing No. 24 Final Plat and Site
Development Plan approximately located at the Southeast Corner of Sheridan Parkway and Lowell
Boulevard with the following condition: 1) that the applicant work with staff regarding noise abatement,
was approved by a vote of 4-1.

PZ Resolution 2016-9, A Resolution Recommending Approval of a Final Plat, Site Development
Plan/Urban Renewal Site Plan Text Amendment, Urban Renewal Site Plan and Use By Special Review
for a King Soopers Fueling Center located at 5275 West 120th Avenue without conditions was approved
by a unanimous (4-0) vote.

PZ 2016-10, A Resolution Recommending Approval of a Use By Special Review in the I-12, Limited
Industrial Zone and Urban Renewal Site Plan to Allow Retail Sales Service, Rental, Repair and
Manufacture of Vehicles and Machinery at 165 Commerce Street with the conditions: 1) that there be no
outdoor storage of cars or machinery; and 2) the applicant work with staff relating to the definition of
manufacturing prior to going before City Council was approved by a unanimous (4-0) vote.

Roll Call – 7:00 P.M.

Vice Chairman Archie Lind called the meeting to order at 7:00 p.m.

Commission Members Present: Susan Barkman
Chuck Hastings
Archie Lind
Benjamin Maresca
Kathryn Turner

Commission Members Absent: David Milender
Tom Silvers

Staff Members Present: John Hilgers, Planning Director
Erika Delaney Lew; Assistant City Attorney
Alice Hanson, Senior Planner
Michael Sutherland, Senior Planner
Anna Bertanzetti, Principal Planner
Diana Kjelshus Recording Secretary

Vice Chairman Archie Lind noted there was a quorum present.
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Disposition of Minutes

The minutes of the regular Planning and Zoning Commission meeting of February 22, 2016, were
approved as amended with a correction to the future meeting date (last page of the minutes).

Petitions and Communications - None

Public Hearing – PZ Resolution No. 2016-7
Use by Special Review to allow therapeutic horse riding lessons for children and youth
Applicant: Shanelle and Jason Wenell
Property Location: 14520 Federal Boulevard
Planner: Anna Bertanzetti

Vice Chairman Lind opened the public hearing at 7:04 p.m.

Anna Bertanzetti Principal Planner, summarized the staff memorandum and asked that the staff report be
entered into the record. The applicant requests approval of a use by special review for a riding academy.
The business is intended to help children gain social, recreational, emotional and physical skills. The lot
currently includes a single house. The applicant intends to build a small barn to house her two horses
and one pony.

The property is zoned agricultural. Keeping horses on the property is an allowed use in the A-1 (A)
district. The use by special review applies to the operation of the therapy riding center. The licensed
therapy sessions would typically involve one client with a parent or guardian. All lessons will occur during
daylight hours. Clients would park on the existing driveway surface. The Traffic Engineer has reviewed
the plan.

Shanelle Wenell, applicant, was present to answer questions from the Commission. Her intent is to
continue work she had done in Minnesota and her specialty is working with children and adolescents with
mental health disorders, primarily depression and anxiety and attachment disorders with adaption. It is a
very private one on one session, with a licensed therapy with a child and if the parents wish to participate
they can also be present.

Public comment was requested.

David McMahon, 2981 West 144th Avenue, spoke in support of the Use by Special Review and welcomed
Ms. Wenell to the community.

There was no one else wishing to speak.

Commissioner's comments and questions were:
Number of horses;
Boarding of horses; and
Waste removal.

The applicant responded to some of the comments:
 There is no intent to having boarding of horses.

 Intend to have one or twice a month removal of manure, depending upon the need.

Vice Chairman Lind closed the public hearing at 7:16 p.m.
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PZ RESOLUTION 2016-7 WAS READ BY TITLE.

Commissioner Barkman moved for approval of PZ Resolution No. 2016-7, a Resolution Recommending
Approval of a Use By Special Review to Allow Therapeutic Horse Riding Lessons for children and Youth
at 14520 Federal Boulevard, Wilcox Subdivision.

Commissioner Maresca seconded the motion.

Discussion of the motion was called for, there was none.

The motion was approved by unanimous vote of the Commission.

Public Hearing – PZ Resolution No. 2016-8
Site Development Plan and Final Plat for Anthem Filing No. 24 for residential lots and associated
right-of-way and Open Lands
Applicant: NASH Anthem, LLC
Property Location: Sheridan Parkway and Lowell Boulevard
Planner: Michael Sutherland

Vice Chairman Archie Lind opened the public hearing at 7:18 p.m.

Michael Sutherland, Senior Planner, summarized the staff report and asked that the memorandum be
entered into the public record. The applicant requests approval of a site development plan and final plat
for a 112 lot subdivision located on a 140.45 acre property at the southeast corner of Sheridan Parkway
and Lowell Boulevard.  

The zoning of the property is Planned Unit Development and the property is within the North Broomfield/I-
25 Sub-Area Plan. The Sub-Area Plan and Comprehensive Plan designation for the property is
neighborhood residential and open lands. The application is consistent with the zoning, Sub-Area Plan
and Comprehensive Plan Land Use designations as well as the long range financial plan.

On September 15, 2014, Council held a concept review for the proposed development. Staff’s notes from
the meeting appear in the memorandum. There are two points of vehicular access for the proposed
development King Street which intersects Lowell Boulevard and Irving Street which intersects Sheridan
Parkway.  .

Water generally flows to a low point near the intersection of Irving Street and Sheridan Parkway. Tract B
is a 100.322 acre open space area. The applicant will dedicate Tract B to Broomfield in conformance
with public land dedication requirements of the Planned Unit Development Plan.

Lot sizes are generally eighty-five feet wide by one hundred twenty-three feet deep. In order to address
comments made at the concept review, the application reduced the local street lights from twenty-three
normally required to eleven.  Staff supports the proposed reduction.

Three rail open fences will be used throughout the proposed development except for those lots backing to
either Lowell Boulevard or Sheridan Parkway, which will have six foot privacy fences. No architectural
elevations are included with the proposed plans. The applicant will sell lots to a homebuilder and the
homebuilder will request approval of elevations at a future time.

The Anthem Residential Design Guidelines apply to the property and the applicant included several
enhancements to the design standards for the proposed development.
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The applicant is requesting waivers to the Municipal Code requirements for low-density residential
developments to allow encroachments in the required front and side setbacks and revised front and rear
yard setbacks.

On November 18, 2015, the Open Space and Trails Advisory Committee recommended approval of the
proposed development. On September 9, 2014, September 14, 2015, and February 18, 2016, the
applicant met with the surrounding neighbors to discuss the proposed development. The applicant’s
notes from each meeting are included as Attachment 1 to the memorandum.

Staff received comments by electronic mail regarding the proposed development. The comments are
included as Attachment 2 to the memorandum. Mr. Sutherland asked that the revised memorandum
dated March 14, 2016, including additional information related to open lands, waivers and neighborhood
comments be entered into the record.  Staff identified the following key issues in the memorandum.:

Bonnie Niziolek, Sandi Thomas, Todd Johnson, and Sean Malone, all representatives of the applicant,
were present to answer questions from the Commission.

Public comment was requested.

Tom Moody, 3301 West 151st Court, commended Anthem for confining the development to the northwest
corner of the property. He is concerned that he builder has not been picked and believed that type of
home should be equal to the property values of the surrounding neighborhoods ($700,000 to $4,000,000).
The values of these homes should not decrease value of the homes in the surrounding neighborhoods.

John Wahl, 15288 Spruce Street, HOA President of Spruce Meadows neighborhood association, spoke of
the concerns of the Spruce Meadows neighborhood: 1) The issues of lighting have been addressed as
the developer is reducing the number of lights; 2) Reduce the number of houses on Irving Court, on the
eastern side and reduce the height of the homes as the homes impact the views from the Spruce
Meadows development; 3) Increase the amount of masonry on the homes; 4) Increased traffic and
impacts on the adjacent neighborhoods; and  5) need for additional educational facilities for the children.

Carol Bontrager, 15161 King Court, said her concern was traffic on Lowell Boulevard.

Lon Celmer, 3302 West 151st Street, street lighting and the fixtures should be down cast lighting with
minimal illumination levels. He said that previous history guaranteed the neighbors there would be no
impact on their views. He has concerns with elevations and architecture of the homes, specifically the
back of the homes, and the grading of the hill.

Sheridan Celmer, 3302 West 151st Street, expressed concern about the impact the development would
have on their neighborhood, concerned about the placement of the intersection on Lowell Boulevard, the
impacts of left hand turns, ad suggested the intersection be moved to a more northern location. The
homes outside the PUD as previously planned should be eliminated. She said that she didn’t feel the
development, as proposed, would be the Pride of Broomfield as previous City Manager George Di Ciero
had referenced. She asked that developer reduce the number of homes in the development, be sure the
homes are high quality and consider the adjacent neighborhoods. Ms Celmer was also concerned about
the setbacks from Lowell Boulevard and Sheridan Parkway.

Mr. Marr, 14831 Irving Street, commended staff on the evaluation of the project. His concerns were 1)
traffic; 2) elevations of the homes; and 3) water. He was concerned that the builder has not been chosen
and encouraged that the specifications of the house be added to the planning document now.

Representatives of the applicant responded to some of the concerns and questions of the public:

 The PUD boundary and location of the lots – We have made numerous compromises and the
grading of the hillside.

 Location of the entrance – If pushed to the north, it impacts the grading of the hillside.
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 Placement of the lots outside of the PUD boundary is because of the proposed grading of the
hillside.

 Builders are not willing to design homes, if there is no guarantee the plan is approved.
 We have provided all of the infrastructure requirements that are needed.

 Traffic patterns and water for development south of this project are not something we have control
over.

 We do meet the master plan for traffic.

 Suggest one or two more lights might be best for the safety of the neighborhood and shouldn’t be
harmful to the ‘dark sky’ belief.

 Architectural requirements are difficult because what makes a house beautiful is extremely
subjective.

Commissioner's comments and questions were:

 The Plan does not impact 152nd Avenue.
 Have lighting levels been reviewed by staff?

 As shown, the plan is very unimagitive especially as this is supposed to be a marque area.
 The design, the setbacks and the waivers have not substantially changed from the Concept

Review meeting.

 Level of architecture as viewed from the street?.
 Distance to the nearest lot to the southern property line and the eastern property line.

 Suggested the applicant show the site lines and how the elevations will impact views.

 Traffic impacts on Lowell Boulevard.

 We should be proud of every neighborhood and every project we approve.

 The lack of changes does not encourage positive feelings about the development.
 Type of fences.

 Need for a play structure.

 Concern for the views

 Prepare a chart showing variances.

 Garages, will they have both front and side loaded garages?
 Noise abatement for the homes.

 Drainage.

 Line of site to homes on 152nd Avenue.

 Material of walkways and ADA accessibility..

Staff (Michael Sutherland, Dave Shinneman) and representatives of the applicant (Bonne Niziolek, Todd
Johnson), responded to some of the concerns and questions of the Commission:

 The development is not connecting to 152nd Avenue.

 The city’s traffic engineer reviewed the lighting plan. The eleven lights would be the minimum
needed for safety. Community Development Director Dave Shinneman said they tried to work
with the neighborhood. The proposed lighting plan does not meet our Standards and
Specifications.

 Masonry has been increased on the rear and side but not as much masonry as the front elevation
will have.  There are a number of design guidelines that refer to masonry.

 The shortest distance to the eastern property line is 960 feet and to the southern property line is
820 feet.

 The traffic analysis shows a vast majority of the traffic will go north or the east. The traffic going
south is very minimal. The level of service is projected to be “A” or “B” which is a very good level
of service.  The general pattern of traffic will not use 152nd Avenue.

 The North Park owners will do the final improvements to Sheridan Parkway. The parkway will be
four lanes in the future.
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 There is currently no median in the parkway. The northern lanes are built and there will be a full
movement intersection at Irving Street.   Left turn pockets can be added at a later date, if needed.
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 The sidewalk is within the Sheridan Parkway right-of-way.

 There will be screen fence along Lowell Boulevard and Sheridan Parkway. There is open split rail
fence along the lot lines that face open space. Funds will be provided for the City to install a wire
fence to replace the wire fence that has been cut.

 The applicant work with the builder regarding noise abatement.
 A majority of the drainage from the site will go east and goes into Sienna Reservoir. Storm

systems have been sized appropriately to handle the drainage.

 There will be a mix of both front loaded  and side loaded garages.

 The walkway in the open space area to the top hill will not be ADA accessible. The trail will be
ADA compliant. Not all trails have to be ADA accessible The City’s Open Space and Trails
division has reviewed it and finds it acceptable on a temporary basis.

Vice Chairman Lind closed the public hearing at 9:12 p.m.

PZ RESOLUTION 2016-8 WAS READ BY TITLE.

Commissioner Maresca moved for approval of PZ Resolution 2016-8, a Resolution Recommending
Approval of Anthem Filing No. 24 Final Plat and Site Development Plan approximately located at the
Southeast Corner of Sheridan Parkway and Lowell Boulevard without conditions.

Commissioner Barkman seconded the motion.

Discussion of the motion was called for.

Commissioner Hastings asked if there would be an opportunity to amend the motion relating to setbacks.
Commissioner Maresca said that he believed the applicant has a very difficult site and has tried to
maximize the site. He said the record clearly reflects there is concern with the setbacks but the
engineering of the site and lot layout, and providing lots this size – which are the largest in Anthem –the
Commission should not be engineering the site for the applicant.

Commissioner Hastings asked if there would be an opportunity to amend the motion relating to noise
abatement along Lowell Boulevard and Sheridan Boulevard. Commissioner Marseca accepted an
amendment and Commissioner Barkman concurred.

Commissioner Hastings asked if there would be a consensus to an amendment to the motion relating to
the applicant working with staff increasing masonry (increasing the number of homes, instead of one for
every six, increasing to a smaller number to enhance the rear elevation). Commissioner Maresca said he
opposed Commissioner Hastings suggestions, as he felt he did not know what the proper amount of brick/
masonry is and felt the design professionals and the people building the houses know what the
appropriate level is.  

The motion to approve PZ Resolution 2016-8 with the following condition was voted on, that condition
being 1) that the applicant work with staff regarding noise abatement. The following votes were cast on
the motion.

Those voting Yes: Barkman, Lind. Maresca, and Turner
Those voting No: Hastings
The motion passed.

Commissioner Turner left the meeting at 9:15 p.m.

The Commission took a recess at 9:16 p.m.

The Commission reconvened at 9:23 p.m.
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Public Hearing – PZ Resolution No. 2016-9
Final Plat, Site Development Plan/Urban Renewal Site Plan Text Amendment, Urban Renewal Site
Plan and Use by Special Review for a King Soopers fueling center
Applicant: King Soopers
Property Location: 5275 West 120th Avenue
Planner: Anna Bertanzetti

Vice Chairman Lind opened the public hearing at 9:24 p.m.

Anna Bertanzetti, Principal Planner, summarized the staff memorandum and asked that the staff report be
entered into the record. The applicant is King Soopers, they wish to expand services to include a fuel
center associated with the King Soopers grocery store located north of East 1st Avenue within the
Broomfield Town Centre shopping center.  

The site is currently occupied by Broomfield Veterinary Hospital which plans to relocate to stay within
Broomfield, on Lowell Boulevard and Midway Boulevard.

The final plat is requested to dedicate right-of-way to the City and County of Broomfield for West 120th

Avenue. The plat includes the single lot where the fuel station will be located, right-of-way for West 120th

Avenue and additional easements needed to service the development.

An amendment to the Urban Renewal Site Plan and Site Development Plan is required to provide an
access from the fuel center from West 120th Avenue. The driveway aligns with an existing access
easement within Tract A of Broomfield Town Center Filing No. 1 Replat A. The text amendment will add a
note to the SDP/URSP stating the landscaping and grading for Tract A are per the Brunner Subdivision
Filing No.1 Replat A URSP. The owner of Tract A will sign both the text amendment and the Brunner
Subdivision Filing No. 1 Replat A URSP. There will also be a Subdivision Improvement Agreement
reviewed by City Council.

The applicant addressed comments during the concept review regarding an access drive by removing the
access drive to Sheridan Boulevard. They have made improvements to the pedestrian walkway along the
west drive.  They made improvement to elevations.

Drew Woods, a representative of King Soopers Real Estate, was present to answer questions from the
Commission and spoke of the many site constraints. Michael Cerbo, Galloway and Company, spoke of
the changes to the plans since the Concept Review: 1) columns have been wrapped; 2) the roof top of
the kiosk has been screened to a higher level; 3) on-site parking has been added; and 4) 1st Avenue
access concerns expressed by Traffic Engineer Tom Schomer have been addressed. A signage
variance is requested. The fuel truck access will be from West 120th Avenue and has been run on an
auto turn template and Mr. Schomer has seen it and signed off. There are spill containment pumps,
detection systems and training programs to all staff. King Soopers meets and exceeds all state and
federal regulations.

Public comment was requested, there was no one wishing to speak.

Commissioner's comments and questions were:

 Assurance that turning of fuel trucks is reasonable;
 Containment of a fuel spill;

 On Sheet 3 of the plans, a comment addresses ‘ponding during rainfall’; and
 On Sheet 4 talks about fueling points and expressed concern about cross contamination.
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The applicant responded to some of the comments:
 King Soopers uses SPG (Supermarket Petroleum Group) that manages and oversees over 1,500

fuel centers throughout the country that study all the best practices (building site, safety, et
cetera). 

 At the time of fill operation there are five gallon pits next to the fill location. If liquid is detected in
those pits, there is an automatic shut off that would occur. With a stage 1 recovery system, which
is required by state law, it is a closed loop system. All vapors are captured and recycled back
into the fuel tank. There is an emergency shutoff value for the driver/fuel tank operator and there
is an emergency shut off valve by the kiosk.

 The site is in the flood plain, and the comment on page 3 is required because of the parking on
the adjacent site.

 The fueling points for the tankers have water tight seals and are only removed when there is a
filling operation occurring.

Public comment was requested, there was no one wishing to speak.

Vice Chairman Lind closed the public hearing at 9:40 p.m.

PZ RESOLUTION 2016-9 WAS READ BY TITLE.

Commissioner Hastings moved for approval of PZ Resolution 2016-9, A Resolution Recommending
Approval of a Final Plat, Site Development Plan/Urban Renewal Site Plan Text Amendment, Urban
Renewal Site Plan and Use By Special Review for a King Soopers Fueling Center located at 5275 West
120th Avenue without conditions.

Commissioner Barkman seconded the motion.

Discussion of the motion was called for, there was none.

The motion was adopted by unanimous vote (4-0) of the Commission.4-0

Public Hearing – PZ Resolution No. 2016-10
Use by Special Review to allow retail sales, service, rental, repair and manufacture of vehicles and
machinery  
Applicant: Posoko Investments, LLC
Property Location: 165 Commerce Street
Planner: Alice Hanson

Vice Chairman Lind opened the public hearing at 9:42 p.m.

Senior Planner Alice Hanson requested that the staff memorandum be entered into the record.

The owner and applicant of the property is Posoko Investments, LLC represented by Steve Olson. The
property is located in Original Broomfield, just south of the railroad tracks. Seven similarly sized
properties with similar building and parking orientations are located on the block (large warehouse uses
are on the east side of the street). Two of the properties have applied for and been granted a use by
special review, both for automobile related uses. They are located on either side of the subject property.
No record was found of any previous applications for a use by special review on the property.
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The applicant is requesting a use by special review be granted for any or all of the leasable spaces within
the building (currently three units) for retail sales, service, rental, repair and manufacture of vehicles and
machinery. The I-1 District in the Broomfield Municipal Code specifically lists these uses to be considered
by special review in Section 17-24-030.

The building on the property was constructed in 1959. It is 10,468 square feet in size on a 19,028 square
foot site. The applicant is not proposing changes to the site with the exception of construction of a trash
enclosure at the front of the site. Parking on the site will remain as is with customer parking at the front of
the building (using Commerce Street as the “back out” lane) and employee and service parking along the
south side of the building. The site plan submitted with the application indicated the number of parking
spaces that can be accommodated. Based on an estimation of the number of employees in the building,
the parking can be assumed adequate. The provisions of the use by special review include the
prohibition of vehicle storage outside after normal business hours. Due to this condition the applicant
does not plan to construct a screen for the parking lot on the south side of the building.

The staff would suggest consideration of a condition to allow the applicant to clarify the uses permitted (to
match the uses cited in the BMC vs. “full service automotive repair”) currently on the site plan. Due to
some concern about the impacts of a general automotive manufacturing use, the Commission may want
to consider a limitation of that use.

Steve Olson, applicant, was present to answer questions from the Commission. He said one of the major
requests for business is automotive related.  

Public comment was requested, there was no one wishing to speak.

Commissioner's comments and questions were:
 Concern with the automotive manufacturing;

 Concern about not knowing specifically what is going there.
 Concerned about the terminology of manufacturing as it is a vague standard and how that will be

interpreted in the future.

 Not opposed to assembly of parts.

 No outside storage of material should be permitted.

Robert Jasper, possible tenant, said his intent would be fixing cars and apply third party products to the
vehicles.

Steve Olson, applicant, responded to some of the questions/comments from the Commission: Currently
there are motorcycle repair, vehicles sales, repair, and auto body repair uses in the area.

Vice Chairman Lind closed the public hearing at 9:55 p.m.

PZ RESOLUTION 2016-10 WAS READ BY TITLE.

Commissioner Maresca moved for approval of PZ 2016-10, A Resolution Recommending Approval of a
Use By Special Review in the I-2, Limited Industrial Zone and Urban Renewal Site Plan to Allow Retail
Sales Service, Rental, Repair and Manufacture of Vehicles and Machinery at 165 Commerce Street with
the conditions: 1) that there be no outdoor storage of cars or machinery be permitted; and 2) the
applicant work with staff relating to the level and definition of manufacturing prior to going before City
Council.

Commissioner Hastings seconded the motion.

Discussion of the motion was called for, there was none.
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The motion was approved by unanimous approval of the Commission.
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Adjournment – 9:56 p.m.

Approval

Minutes Prepared by:

________________________________
Diana Kjelshus, Recording Secretary

Approved by:

________________________________
Chairman
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