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Info: 7208987550

CITY COUNCIL CHAMBERS
6:00 PM

1. CALL TO ORDER/ROLL CALL OF COUNCILMEMBERS

2. WORKSHOPS
A. Update on City Housing Strategy Preparation
B. The Cottages @ Ralston Fields Sketch Plan, Approximately Located at 5810 Miller Street
C. Staff Updates

3. ADJOURNMENT



City of Arvada 

NOTICE 
 

A Public Meeting of the Arvada City Council will be held at 6:00 p.m. 
on the 28th day of October, 2019 in the City Council Chambers at City 
Hall, 8101 Ralston Road.  City Council and City staff will hold a 
business meeting/workshop to discuss various issues.  An agenda or 
agenda information, if available, is attached hereto.  
 
Date posted: October 25, 2019 
Time posted: 5:00 p.m. 

 Kristen R. Rush   
    Kristen R. Rush 

City Clerk/Recording Secretary 
 
 
IF YOU NEED ANY SPECIAL SERVICES, ASSISTANCE, OR 
ACCOMMODATIONS, PLEASE CONTACT THE CITY OF ARVADA BY CALLING 
KIM VAGHER, 720-898-7681. 
 
 



REPORT TO CITY COUNCIL
WORKSHOP

AGENDA ITEM
2.A.

TO:  THE HONORABLE CITY COUNCIL   DATE:  October 28, 2019

SUBJECT:  Update on City Housing Strategy Preparation

Report in Brief

Root Policy Research staff will be presenting a briefing on the progress of the preparation of the City Housing Strategy. City 
team members and Root Policy Research are currently conducting the engagement process which is focused on the stakeholder 
consultation and leveraging the City’s annual Community Survey. 

Root Policy Research will provide a brief overview of the project scope and an update on project progress. This update will 
focus on lessons learned from stakeholder focus groups which are taking place in mid-October. This includes perceptions of 
needs/barriers from the development community as well as non-profits and service providers. In addition, our team will provide 
some preliminary data analysis on demographic and housing conditions in Arvada. 

Background

On June 19, 2019, the City entered into an agreement with Root Policy Research to prepare a Housing Strategy for the City. 
The intent for that agreement was to secure the services of a qualified firm to develop a City Housing Strategy to understand 
the need for affordable housing in Arvada and outline potential tools to preserve and produce affordable housing. The purpose 
of the study is to develop a comprehensive understanding of the characteristics and dynamics of housing in Arvada with a goal 
to achieve future housing diversity and to develop policies aligned with practical, functional strategies that provide clear future 
outcomes for Arvada. 

Strategic Alignment

This process supports the City Council strategic result of: Improves access to quality housing that is affordable to a broad range 
of income levels and provides resources, housing, and neighborhood assistance services to Arvada residents, neighborhoods, 
property owners, and stakeholders. This is located in the Vibrant Communities and Neighborhoods worksystem. 

Next Steps

Root Policy Research will like to solicit feedback from council on the following:

1. Based on the information provided today, what are the issues you are most interested in gaining more depth/insight through
the report?

2. Considering conversations you’ve had with residents/constituents, what are your primary concerns related to housing needs
and potential solutions?

3. What other feedback or implementation considerations do you have for us?



SUBJECT: Update on City Housing Strategy Preparation PAGE: 2
ITEM: 2.A. 

Prepared by:
Lisa Snyder, Administrative Specialist - Housing

Reviewed by:
Toni Riebschlager, Law Office Administrator 10/8/2019

Approved by:

Jessica Prosser, Assistant to the City Manager 10/8/2019
Bryan Archer, Director of Finance 10/8/2019
Emily Grogg, Senior Assistant City Attorney 10/8/2019
Rachel Morris, City Attorney 10/9/2019
Lorie Gillis, Deputy City Manager 10/9/2019
Mark Deven, City Manager 10/15/2019

Enclosure, exhibits & attachments required to support the report



Housing Strategy Update 
Arvada City Council Workshop 

Denver, Colorado 80220 
970.880.1415 x102 
hello@rootpolicy.com 

PRESENTED BY  

Mollie Fitzpatrick, Root Policy Research 
 
October 28, 2019  
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Strategy 
Objectives 
and 
Components 

Council Strategic Results and Milestones 

By 12/22 Implement a tool kit of 
housing mix and style plans to improve 
access to quality housing affordable for 
a broad range of income levels 

By 12/20 Complete an affordable 
housing assessment including incentive 
options 

By 12/20 Create a regional strategy to 
address homelessness 

By 12/20 complete a list of current 
projects under development or 
planning 
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Strategy 
Objectives 
and 
Components 

● Data analysis for HUD Consolidated 
Plan (Needs Assessment and Market 
Analysis) 

● Expanded Housing Market Analysis 
and Strategy:  

– Community and income profiles 

– Housing profile and affordability 

– Housing needs and barriers 

– Community perception of housing 
issues 

– Strategy toolkit and best practices 

● Analysis of Impediments to Fair 
Housing Choice (HUD requirement, 
being completed with JeffCo). 



Overview of Housing 
Strategy Development 

Affordability 
Context 
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What is affordable housing? 

Federal definition of affordability: 
 1). Housing costs are “affordable” if they do not exceed 30% of 
household’s gross monthly income 

2). “Costs” include rent, mortgage, basic utilities, mortgage 
insurance, HOA fees and property taxes 

  
 

Households paying  
>30% for housing are  

“cost burdened” 
 

>30% >50% 

Households paying  
>50% for housing are “severely 

cost burdened” 
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Income Thresholds & Target Housing 
 
 

< 30% MFI 
“extremely” low income 

=< $27,000 per year, poverty level 

30-50% MFI 
“very” low income 

$27,000-$45,000 per year 

50-80% MFI 
“low” income 

$45,000-$71,000 per year 

80-120% MFI 
“median” to “moderate” income 

$71,000-$107,000 per year 

Public housing, Section 8, tenant-based rental assistance, 
transitional housing, other deeply subsidized rentals. 

Public housing, Section 8, rental tax credit developments, 
other rental products. Shared equity and land trust for 
homeownership. 

Generally live in privately provided rental housing. 
Ownership with shared equity, land trust, other deed-
restricted products, attached homes, homes in affordable 
areas. 

Privately provided rental housing. General target for 
homeownership programs,  can buy without assistance in 
affordable areas. 
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Why do  
we have 
affordable 
housing 
needs? 

1. Housing costs (rents and home prices) 
have risen much more quickly than wages; 
disconnect between housing and labor 
markets 

2. Physical development of housing lags 
behind the factors that create demand 
(direct assistance more flexible) 

3. Inconsistent philosophies if/how the 
government should address housing needs 
and poverty 

4. Housing initiatives often driven by other 
policy goals 

5. Housing is very dynamic, closely tied to 
many aspects of the economy: interest 
rates, tax incentives, returns on capital, 
employment levels, demographic shifts, 
in-migration 
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95-98% 
Homes 

Role of  
the Private 
Sector in 
Providing 
Housing 

80-85% 
Rental Units 
nationwide 

95-98% 
Homes 

nationwide 

The private sector provides a significant 
share of housing and must be at the 

table in strategy development 



Overview of Housing 
Strategy Development 

Preliminary Data 
on Arvada’s 
Housing Landscape 
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Income and 
Households 
 
● Population of 

119,000 (up 
14% since 2010) 

● 48,000 
households 
(89% owners, 
11% renters) 

● Median Income 
of $81,787 (up 
34% since 
2010). 
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Housing Stock: Units in Structure 

Renter 
Housing 
Stock 

Owner 
Housing 
Stock 
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Ownership Market Trends 
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Rental 
Market 
● Median rent is 

$1,208, up from 
$900 in 2010 

● Rent growth 
outpacing 
income growth 
(34% vs 15%). 

● Less than one-
quarter of 
rentals priced 
below $875. 
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Rental Market Gaps: 
3,257-unit shortage of rentals <$625 
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Cost Burden:  
12,000 owners and 9,000 renters 

Renters 

Owners 



Overview of Housing 
Strategy Development 

Community 
Perceptions of 
Housing Needs 
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Developers 
and 
Affordable 
Housing 
Providers 

● City staff is great to work with and generally 
speaking the conditions in Arvada have enabled 
development (available land, middle-of-the-pack 
fees, etc.).  

● Developers viewed the city’s code favorably but 
indicated that speed of approval can be a challenge 
(fast-track might be a good incentive tool). 

● Another potential incentive tool could be 
designating a single point-of-contact (liaison) for 
developers to navigate the process. Perception that 
there is a metro-wide shortage of experienced 
planning/engineering staff which can pose 
challenges for creative developments. 

● Per unit fees tend to incentivize larger 
developments. Consider sliding scale based on 
square footage? 

● NIMBYism is a barrier to affordable development 
and seems to be getting worse. Also a perception 
that both citizens and elected are harder of 
affordable developers than market-rate developers.  
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Policy and 
Neighborhood 
Leaders 

● Needs are not only at the lowest income levels—
there is a need for affordable inventory across the 
spectrum (from people experiencing homelessness 
up through 80%-120% AMI). 

● There are barriers to turnover in the market which 
limit entry-level ownership inventory (e.g., seniors 
who want to downsize or move to single-level but 
can’t find desired product at price point). 

● Desire for alternative ownership products—including 
condos/townhomes near transit and patio homes.  

● Need for affordable rentals affordable to workforce. 

● Need for ownership options under $300,000. 

● The City is doing great work with zoning update and 
ADUs but public isn’t aware of city efforts or 
resources available for considering an ADU on their 
property. 

● Appetite for public intervention and specific 
solutions varies. Some concern that city policies 
incentivizes product and price points that do not 
meet community needs.  
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Current 
Projects  ● Habitat for Humanity-for sale 

families- 52nd and Carr St.  

● Cornerstone/Legacy- for rent senior- 
64th and Sheridan 

● Allison Village- for rent- young adult 
and families- 54th and Allison 

● A few others in the works- Vance 
Street Flats, possible project with 
Urban Renewal 

● Total units about 215 
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Existing Assisted Housing in Arvada 



Overview of Housing 
Strategy Development 

Discussion 
Questions 
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Discussion Prompts 

1 

2 

3 

Based on the information provided today, what are 
the issues you are most interested in gaining more 
depth/insight through the report?  

 
Considering conversations you’ve had with 
residents/constituents, what are your primary 
concerns related to housing needs and potential 
solutions?  

 
What other feedback or implementation 
considerations do you have for us? Are there specific 
solutions or development incentives you would like us 
to explore? 

 





REPORT TO CITY COUNCIL
WORKSHOP

AGENDA ITEM
2.B.

TO:  THE HONORABLE CITY COUNCIL   DATE:  October 28, 2019

SUBJECT:  The Cottages @ Ralston Fields Sketch Plan, Approximately Located at 5810 Miller Street

Report in Brief

The applicants’ are requesting review and feedback for a Sketch Plan for The Cottages @ Ralston Fields residential 
development located northeast of the West 58th Avenue and Miller Street intersection. The proposed development includes 64 
units on approximately 2.5 acres of land with a density of 25 dwelling units per acre. The housing mix includes 24 single-
family detached units, 24 single-family attached townhome units, and 16 duplex units. The single-family detached and duplex 
units are two stories and range in size between 540 to 720 square feet. The single-family attached townhome units are three 
stories and 800 square feet in size. Formal review of the proposed project will require a rezoning, Preliminary Development 
Plan (PDP), and Preliminary Plat, all of which require public hearings at Planning Commission and City Council. This will be 
followed by a Final Development Plan (FDP) and Final Plat. See the project narrative for additional information regarding 
the developers’ vision for the project.

Background

The subject property was annexed into the City in 1955 as part of the larger Peck White Annexation. Based on an analysis of 
readily available information, the site has remained undeveloped since annexation. The Van Bibber Creek used to run through 
the southern portion of site before it was relocated south of West 58th Avenue. The drainage channel remains on-site and the 
site is currently identified as being within the floodplain.  

Strategic Alignment

Review of the Sketch Plan as described herein aligns with the Community and Economic Development Priority Area of the 
City Council Strategic Plan.  

Next Steps

Once a formal application is accepted, public hearings will be scheduled before Planning Commission and City Council. 

Prepared by:
Josie Suk, Development Systems and Administrative Manager

Reviewed by:
Toni Riebschlager, Law Office Administrator 10/16/2019

Approved by:



SUBJECT: The Cottages @ Ralston Fields Sketch Plan, Approximately 
Located at 5810 Miller Street

PAGE: 2
ITEM: 2.B. 

Jacob Nitchals, Senior Planner 10/16/2019
Robert Smetana, Manager of City Planning and Development 10/16/2019
Ryan Stachelski, Director of Community and Economic Development 10/16/2019
Rachel Morris, City Attorney 10/16/2019
Lorie Gillis, Deputy City Manager 10/17/2019
Mark Deven, City Manager 10/17/2019

Enclosure, exhibits & attachments required to support the report



 
 
 

 
SUMMARY MINUTES OF PLANNING COMMISSION ACTION HELD OCTOBER 22, 2019 
  

SKP2019-0001 – THE COTTAGES AT RALSTON FIELDS – SKETCH PLAN 
  

Mr. Nitchals referred to a slide presentation and discussed the proposed residential 
development which includes 64 units on approximately 2.5 acres of land. He talked about the 
style of housing, property layout and amenities. He talked about the split zoning, floodplain, and 
Comprehensive Plan. 
 
DISCUSSION/ QUESTIONS FROM THE COMMISSION TO STAFF 
 
Mr. Magee and Mr. Nitchals had discussion on the history of Van Bibber Creek and the 
drainage.   
 
Mr. Magee asked if there have been other developments proposed for this site since it was 
annexed into the City. 
 
Mr. Nitchals responded that there haven’t been any pre-applications for this site in the last four 
years.  He stated it is a hard site to develop.   
 
Mr. Magee stated that he liked the layout w/ the parking hidden and diversity and mix of 
housing.  He stated it’s an in-fill site and a difficult site to develop, so working with the developer 
is important.      
 
Mr. Griffith asked if this project is intended for senior citizens.   
 
Mr. Nitchals responded that it’s for people downsizing, seniors, Millennials and first time 
homebuyers. 
 
Mr. Griffith suggested looking at ADA accommodations with a development like this. 
 
Mr. Nitchals commented that staff and the developer are talking about making the duplexes flats 
so that the lower units are ADA accessible.   
 
Mr. Griffith asked about the connectivity with any nearby bike connections. 
 
Mr. Nitchals responded the sidewalk up Kipling connects to the path recently constructed under 
Kipling.  
 
Mr. Griffith commented about the setbacks and suggested looking at moving closer to 58th.  He 
advised the applicant to explain how some of the shared spaces work.   

 
Mr. Goff questioned the flow of the traffic from 58th, asking if it is a right in and a right out.  He 
also asked about the fire truck access. 
 
Mr. Nitchals responded right now it is full movement intersection, but a traffic study will be done 
for this project.  The fire truck access is on the Southeast corner.  

 
Mr. Goff asked what a rain garden is. 
 



PLANNING COMMISSION MINUTES 
October 22, 2019     PAGE 2. 
 

Mr. Nitchals explained it’s for water quality, it does not detain water.  
 
Ms. Connell commented on having mixed age range and raised gardens are positive for the 
project. 
 
Mr. Owens commented on liking the project, its relative affordability, and thought it was a good 
fit given the narrow piece of land. He stated he slightly disagrees with Mr. Griffith on the 
placement on Ralston Rd., because the City is about to widen Ralston Rd.  He said it’s hard to 
move too close to a major arterial because traffic maybe different in the future.  He stated he 
has heard concerns from single seniors, that there are very few products that offer homes 
without stairs.  He said keep that in mind during the development of the project.     
 
Mr. McCarron commented that the parking makes sense with the smaller home sizes. He stated 
he has concerns the project is infringing on the east neighbor a bit, so let’s do something nice.  
He said another concern is the traffic ingress/egress and what we do with the light at Miller 
getting people efficiently in and out of the neighborhood.    
 
Mr. Magee commented that having 6 or 8 homes facing a court yard work very well.  He stated 
that he would like to see a larger buffer than the 5’ buffer on the north and the east.  He would 
like to see the buffers enlarged and to have trees.  He feels 26 units per acre is a little high on 
density.  
 
Ms. Connell commented she viewed it as a place for elderly. 
 
Mr. Nitchals stated that when discussing the duplexes with the developers, the conversation 
included eliminating the stairs and installing ramps.  He clarified with commissioners on a few 
items regarding the front of the units facing W. 58th Ave. He also stated that the project to the 
north has 32 DUs per acre and there is no buffer required per the code along the northern 
property line.  He stated as far as the density, we need to look at it a little different when it 
comes to a project like this.  
 
Mr. Hannan commented that this project is appealing, something small and easier to take care 
of.  He does not share the same concern about the ADA.  He is a little concerned with parking, 
he could see overflow coming across Miller Street, but he wasn’t overly concerned. He stated 
he would recommend looking into some alternative energy options.   
 
Mr. Owens stated a concern that this project could look like a field of Airbnb, if we are not 
careful.  He said he would encourage staff to talk with the developer on making some good 
rules around protection such as a HOA or other system.       
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5810 Miller, LLC 
8305 Moore Street    Arvada, Colorado     80005 

The Cottages @ Ralston Fields 

We are excited to bring to the city of Arvada a “Missing Middle Housing” development.  

Missing Middle Housing is not a new form of building but rather a range of building 

types that exist across the country and were fundamental building blocks in pre-1940s 

neighborhoods. Over the decades these housing types have been ignored by developers leaving a 

gap in available housing options. Called the “Missing” because these housing forms have rarely 

been built since the mid-1940s and “Middle” because they sit in the middle of a spectrum 

between detached single-family homes and high-rise apartment buildings. 

The Cottages @ Ralston Fields is intended to provide a much-needed affordable housing 

product to Arvada citizens. Affordability is achieved by delivering a smaller house footprint 

surrounded by neighborhood amenities and shared “commons” open space. The Cottages @ 

Ralston Fields, will offer quality, market-rate, housing options to Arvada by providing attainable 

missing middle housing through the Pocket Neighborhood urban land design concept.  

SITE DESCRIPTION 

Location: 5810 Miller Street, Arvada, Colorado 

Parcel Size: 2.408 acres; 104,880 SF (without ROW vacation) 

2.477 acres; 107,880 SF (with proposed ROW vacation) 

Proposed ROW Vacation Size: 3000 SF (along north side of 58th Avenue) 

Current Zoning: R-M and P-1

Proposed Zoning: PUD-R

Sanitary Provider: City of Arvada

Water Provider: City of Arvada

Fire Protection: Arvada Fire District

PROJECT DESCRIPTION 

The project involves developing an urban micro housing community consisting of a variety of 

single-family, duplex, and rowhomes with a smaller footprint bringing market-rate affordable 

housing to Arvada: 

• 24 Single-family detached units

• 16 Duplex units



• 24 Rowhome garage units

• Community building

DESIGN ELEMENTS 

The proposed site layout is built upon the design principles of pocket neighborhoods to create a 

unique housing option. Specific elements of the layout include: 

Transition – the layout transitions the development from the adjacent existing three-story 

multifamily development along the north side by placing rowhomes along the drive aisle. The 

rowhomes screen the shared common space from the existing multiple family development 

creating a layer of privacy between the two developments. 

Shared Commons – homes surround a shared greenspace building intimacy between neighbors 

and a sense of community.  

The Paseo – the rear of the homes open up to a “paseo” that permit a semi-private layer of 

personal space allowing homeowners a lessening degree of public interaction.  

Front Door – the drive aisle is screened by the pocket neighborhoods from 58th Avenue and the 

sports fields to the south creating a residential “front door” to area for passersby’s heading to a 

soccer event. Units adjacent to 58th have street facing porches to create a front face to the 

community from the street.  

COMPREHENSIVE PLAN OVERVIEW 

The proposed development meets the intent of the Arvada Comprehensive Plan by providing 

additional housing options in a diverse land plan setting. The Cottages @ Ralston Fields meets 

the following Comprehensive Plan goals: 

GOAL L-2: Plan for a balanced mix of commercial and residential land uses in Arvada. 

• The project provides new variety of housing choices and residential development not

currently offered in the metro area.

GOAL L-3: Encourage development of transit-supportive, higher-density, mixed-use, 



pedestrian-oriented areas. 

• Although the site is located outside of the ½ mile TOD core zone the project is an easy

walk or bike ride from the Arvada Ridge Station.

GOAL L-5: Designate and promote redevelopment and infill to generate economic revitalization, 

improve physical conditions, and provide an appropriate mix of quality housing choice.  

• The project is within the targeted redevelopment area, Ralston Fields Urban Renewal

area.

GOAL CC-1: Plan Arvada as a City of different development character districts. 

• The development will provide a new variety of development type and is compatible infill

project.

HOUSING TYPES 

Bungalow Court – small detached homes or duplex homes facing a central commons. 

Single Family Detached 24 units 

Duplex 16 units 

Size 360 SF footprint with 

maximum of 720 SF with full 

second story  

Bedroom count 1 efficiency bedroom per unit 

Number of stories 1½ and 2 

Rowhomes – small sized structure of attached single-family homes with lower level garages 

facing the drive aisle. These units will offer a stacked flat efficiency over the garage 2-story unit 

or a garage/3-story unit. 



Single Family Attached 24 units with lower level garage 

Size 400 SF footprint with maximum 

of 800 SF with full third story 

Bedroom count 1 efficiency bedroom per unit 

Number of stories 2 and 3 

COMMUNITY AMENITIES 

• Central package delivery service area

• Covered bicycle storage parking

• Dedicated car share parking spaces

• Recycling and trash facility

• Community gathering room

• Community gardens

• Dedicated open space areas fronting all residential units within the development



• Proximity of city bike trails, Marge Roberts Park, Harold Lutz Sports Complex, Van

Bibber Creek Trail, Apex Field House, Stenger Soccer Complex, Ralston-Central Park,

Ralston Creek Trail, Red Rocks Community College Arvada Campus, and less than ¾

mile from the Arvada Ridge Station.



INDIVIDUAL COMMONS AMENITIES 

The Cottages @ Ralston Fields is composed of four pocket neighborhoods with distinct 

amenities within each commons area. The goal of the development is to provide four distinct 

communities within a community. Each commons area provides alternative forms of social 

interaction ranging from more serene settings such as shared meeting areas (gazebo) to 

increasing more active shared zones – art displays to firepits to outdoor games (bocce, 

horseshoes, volleyball). Offering diverse common areas will attract a wider range of 

demographics and bring a variety of housing options to a larger group.  

Gazebo Commons 

Art Commons 



Firepit Commons 

Bocce Commons 

DEVELOPMENT STRUCTURE 

The development will be structured so that an HOA will be responsible for maintenance of the 

grounds as well as managing and maintaining the bicycle parking building, recycling center, 

trash, and community center. Additionally, the HOA will be responsible for paying the water and 

wastewater fees.  

DENSITY, PARKING, & CODES 

Pocket neighborhoods with smaller residences must be looked at from a different lens then that 

of a traditional neighborhood. Household size is generally limited to 1 person. Therefore, the 

neighborhood density should be thought of in terms of per capita rather than per unit. The 

Cottages @ Ralston Fields with 64 units will have a per capita density of 64 whereas 64 

traditional homes will have per capita density of 184 people (287% greater). Thus, impact to 

water demand, traffic, parks, schools, etc. is drastically different for the proposed community 

over that of a traditional subdivision. Examples of various city parking codes for pocket 

neighborhoods are outline below: 



Kirkland, WA 1 stall/unit for under 700 SF 

1.5 stalls/unit for 700 SF to 1000 SF units 

Marysville, WA 1 stall/unit for under 700 SF 

1.5 stalls/unit for 700 SF to 1000 SF units 

Port Townsend, WA Up to 1000 SF – 1.25 spaces/unit 

Redmond, WA Min – 1.5 

Max – 2.0 

Bend, OR 1 space/1 bedroom 

1.5 space/2 bedroom 

Covington, WA 1.25 for up to 800 SF 

Gunnison, CO 1 space/unit 

Gaithersburg, MD Up to 699 SF - 1.0/unit  

700 to 899 SF – 1.75/unit 

Lehigh, PA Up to 700 SF - 1/unit  

701 to 1000 SF – 1.5/unit 

PROPOSED USES 

The proposed land use is a 64-unit Urban Micro Housing complex consisting a mix of single-

family detached, duplex, and rowhomes, a community building with bicycle storage package 

delivery, and trash and recycling with associated parking, drive aisles, and open space.  

INTENSITY OF DENSITY OF PROPOSED USES 

Proposed residential density is approximately 26 dwelling units per acre with a parking ratio of 

1.7 spaces per dwelling unit.  

GRADING INTENT STATEMENT 

Existing site topography is relatively flat with runoff flowing north to south into the old Van 

Bibber Creek drainage channel that bisects the site along 58th Avenue. The channel no longer 

functions as a major drainage facility since Van Bibber flows bypass the site within a new 

channel constructed south of 58th Avenue.  

Proposed grading intent is to drain runoff from north to south passing runoff through onsite rain 

gardens and draining onto 58th Avenue. Detention is proposed upstream of the site west of Miller 

Street within the existing old Van Bibber Creek drainage channel. 

PLANNING CONTEXT 

Pocket neighborhoods provide a diversity of housing options and housing attainability across 

North American. Examples can be found from Washington State to Rhode Island, Vancouver to 

Austin. This concept has been developed by architect Ross Chapin, author of the book Pocket 

Neighborhoods. With due respect to Ross we summarize the concept below: 



What is a Pocket Neighborhood? 

Pocket neighborhoods are clustered groups 

of neighboring houses gathered around a 

shared open space. A pocket 

neighborhood is styled to recapture the 

character and beauty of a time when people 

sat on front porches, grew their own 

vegetables, and chatted with neighbors. 

Shared Space – the Commons: 

The shared common space at the heart of a 

pocket neighborhood is what holds it 

together and gives it vitality. The commons 

is a defined space between the private and 

public realms.  

In a cottage courtyard community, there 

are several increasingly private “layers of 

personal space” between the shared 

commons and the front door: 

• Next to the sidewalk is a border of

perennial plantings and a low fence

• The covered porch with a low

railing and flower boxes

• And the porch itself, which is large

enough to be an outdoor room

Within the cottages, the layering continues 

with active spaces oriented toward the 

commons and private spaces further back 

and above. 



Pocket Neighborhood Design Principles: 

Pocket neighborhoods consist of a limited 

number of homes around a shared 

common:  

• Other clusters form around separate

shared commons, connected by

walkways

• Multiple clusters form a larger

aggregate community

• It is essential that cars and traffic

do not invade the shared pedestrian

space

• The active rooms of the homes,

including front porches, face the

commons rather than turning their

back to neighbors

Cars: 

• Residents park their cars away from

their homes. Residents and guests

walk through the shared common

area

• This relationship between the car

door and front door greatly

increases the level of interaction

among neighbors and strengthens

their bonds

• Parked cars are shielded from the

street and the commons

Active Commons: 

• Mailboxes, parking areas, and

commons buildings are arranged to

have residents walking through the

commons to their front doors.

Rather than having homes turn their

backs from their neighbors, active

interior rooms are oriented, so they

look onto the shared space.



Nested Houses: 

• Residences will be designed with

open and closed sides so that

neighboring homes nest together –

the open side has large windows

facing its side yard, while the

closed side has high windows and

skylights to bring in ample light

while preserving privacy. The

result is that neighbors do not peer

into one another’s living space.

Slightly Snug: 

• If houses are too large, residents

tend to spend all their time indoors.

With slightly snug houses, the

porch, gardens, and shared common

buildings get used more, which

fosters connection among

neighbors.



City of Arvada 
Community and Economic Development Department 

WORKSHOP STAFF REPORT 

The Cottages @ Ralston Creek 
Sketch Plan 

SKP2019-0001 (DA2019-0071) 

NATURE OF REQUEST 

The applicants’ are requesting review and feedback for a Sketch Plan for The Cottages @ 
Ralston Creek residential development located northeast of the West 58th Avenue and Miller 
Street intersection (see aerial below). The proposed development includes 64 units on 
approximately 2.5 acres of land with a density of 25 dwelling units per acre. The housing mix 
includes 24 single-family detached units, 24 single-family attached townhome units, and 16 
duplex units. The single-family detached and duplex units are two stories and range in size 
between 540 to 720 square feet. The single-family attached townhome units are three stories 
and 800 square feet in size. Formal review of the proposed project will require a rezoning, 
Preliminary Development Plan (PDP), and Preliminary Plat, all of which require public hearings 
at Planning Commission and City Council. This will be followed by a Final Development Plan 
(FDP) and Final Plat. See the attached project narrative for additional information regarding the 
developers’ vision for the project. 

Subject Property 
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POLICY CONSIDERATIONS 
 
Reduce the required 150-foot setback from the centerline of arterials to residential 
structures to approximately 85 feet.  
 
By locating the parking in between the buildings and the West 58th Avenue, the project could 
accommodate a setback of approximately 125 feet; however, this would emphasize the parking 
area, minimize the potential for activating the street, and make the development less visually 
interesting from the public realm. The developers’ are willing to explore design solutions that 
mitigate the potential impacts resulting from the reduced setback such as enhanced 
construction systems and increased landscaping. In addition, the proposed Land Development 
Code update would reduce the required setback to 100 feet, which is more consistent with 
recent approvals.  
 
Reduce the minimum parking requirements. 
 
Based on the Land Development Code (LDC) parking ratios of two spaces per single-family and 
duplex unit, and 2.5 spaces per townhome unit, the total off-street parking requirement is 140 
spaces or 2.2 spaces per unit. The sketch plan includes 110 spaces or 1.72 spaces per unit. 
Based on the fact that the units range in size from 540 to 800 square feet and the anticipated 
smaller household size, the developers’ feel that the proposed parking is adequate. The 
developers’ have included this rationale along with parking ratios for similar projects in other 
communities in the project narrative demonstrating that a parking ratio of 1.7 spaces per unit is 
consistent with other similar communities’ parking requirements. 
   
Modify the landscape buffer and parking lot landscaping standards.  
 
The adjacent medical office land use to the east of the site triggers the Type B landscape buffer 
in section 6.5.6 of the LDC. Specifically, this standard requires a 20-foot wide buffer, a six-foot 
tall fence, and a specific landscape treatment. The sketch plan proposes a five-foot buffer; 
however, the plan also includes a double loaded parking aisle that results in the nearest 
residential building being approximately 70 feet from the shared property line.  
 
In addition, the LDC requires a landscape island for every 12 consecutive parking spaces. While 
the sketch plan generally depicts compliance with this, there is a parking row with 13 spaces on 
the east side of the site and a row with 14 spaces on the northwest side of the site. However, 
the sketch plan compensates for this landscape reduction by dedicating approximately 50 
percent of the total site to open space when the LDC requires 20 percent.  
 
PROCESS 
 
Under Arvada’s Land Development Code, a Sketch Plan review provides an opportunity for an 
informal evaluation of the development proposal by Planning Commission and City Council 
before the Developer undertakes detailed planning and engineering work on the property and 
makes an official submittal to the City. Article 3, Section 3.8.1 of the Land Development Code 
allows for the informal review as requested by the developer. Section 3.8.1 states: “A Sketch 
Plan represents a generalized land use plan and layout for the area proposed to be included 
within a subdivision. It is an optional step that allows early informal evaluation of a proposed 
major subdivision before detailed planning and engineering work have been undertaken and 
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before substantial expenses have been incurred.”  The Land Development Code further states: 
“The Sketch Plan is not part of the formal application for approval of a major subdivision and 
any comments made by the City in reaction to a Sketch Plan shall not be binding on the City’s 
consideration of any subsequent major subdivisions preliminary or final applications nor does it 
result in a Vested Property Right under this code or State Statute.”   

Staff will present the Sketch Plan to Planning Commission and City Council with no presentation 
by the applicant or other outside parties, either in favor or opposition. As such, comments 
should be directed to staff. Developer presentations are more appropriately done in a public 
hearing, if the project proceeds. However, the developer and design team may be present at the 
Sketch Plan meeting to hear Planning Commission and City Council comments first hand. This 
informal review is to determine if the City generally or conceptually agrees with the developer’s 
approach. It is not to make a decision on the details of the development proposal. This allows 
the developer to obtain informal City input in order to determine whether or not to proceed with a 
formal application. Should this development proceed to the formal review process, the project 
will be brought back to Planning Commission and City Council with added design details for full 
evaluation and formal action on annexation, comprehensive plan amendment, rezoning, 
preliminary development plan and preliminary plat requests.  

HISTORY 

The subject property was annexed into the City in 1955 as part of the larger Peck White 
Annexation. Based on an analysis of readily available information, the site has remained 
undeveloped since being annexed. The Van Bibber Creek used to run through the southern 
portion of site before it was relocated south of West 58th Avenue. The drainage channel remains 
on-site and the site is currently identified as being within the floodplain. 

ZONING AND LAND USE 

The subject property is currently split zoned. The southern portion of the property is zoned P-1 
(Professional Office) and the northern portion of the property is zoned R-M (Residential 
Multifamily). 

Surrounding properties are zoned and utilized as follows: 

Direction Zoning Actual Use 
North R-M Multifamily 

South (across West 58
th
 Avenue) C-1 (Conservation) Lutz Sports Complex 

East P-1 Medical Office 

West (across Miller Street) R-m & R-L (Residential Low Density) City Park 

To accommodate the proposed development, the applicant will need to rezone the property to 
PUD-R (Planned Unit Development – Residential). 
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COMPREHENSIVE PLAN 

The Comprehensive Plan Future Land Use Map designation for the subject property is Mixed-
Use, which is intended to promote a wide variety of land uses including medium and higher 
density residential uses. The proposed development is consistent with the Future Land Use 
Map. 

The following goals and policies within the plan are supported by this development proposal: 

Subject Property 
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Goal L-2: Plan for a balanced mix of commercial and residential land uses in Arvada. 

Goal L-3 Encourage development of transit-supportive, higher-density, mixed-use, pedestrian 
oriented areas.  

Goal L-5: Designate and promote redevelopment and infill to generate economic revitalization, 
improve physical conditions, and provide an appropriate mix of quality housing choices. 

Policy CC-1.3: The City will encourage new infill development to consider and be sensitive to 
the character of existing neighborhoods. Considerations shall include: building scale, 
placement, size, height transitions, landscape, streetscape, and other design measures.  

Policy CC-2.2: The City will promote high quality architecture, site planning, landscaping, 
signage, and lighting for new residential and commercial developments.  

Policy N-1.2: The City will encourage new neighborhoods that incorporate a mix of lot sizes, 
development densities, and housing types and styles. 

The location of the project adjacent to the Ralston Road corridor contributes to a balanced mix 
of commercial and residential land uses. The project adds to the variety of development 
densities, housing types, and lot sizes found in the surrounding area and results in the 
redevelopment of an infill site that is identified as a Targeted Redevelopment Area under Goal 
L-5. The project is located along a bus line with a westbound and eastbound stop just west of
Miller Street on the north and south side of West 58th Avenue and is approximately 1.2 miles
from the Arvada Ridge Station. The proposed development is sensitive to the character of the
neighborhood in terms of building height and location, and architectural design. The site layout
promotes high quality site planning through the provision of shared open space in the form of
courtyards, fronting the buildings on West 58th Avenue and the internal courtyards, and
concentrating vehicular parking to the rear of the site. This serves to activate the courtyards
while providing a more visually interesting development from the public realm.

SITE DESIGN AND DEVELOPMENT STANDARDS 

As stated above, the development is comprised of three different types of residential units. 
There are 24 single-family detached units, 24 single-family attached townhome units, and 16 
duplex units. There are four internal courtyards. Six single-family detached units, six single-
family attached units, and four duplex units front on each courtyard. The southernmost duplex 
unit on each courtyard will have a wraparound porch that faces both the courtyard and West 
58th Avenue. The courtyards are open to West 58th Avenue and framed by a townhome building 
on the northern edge of the courtyard, providing a visually interesting sight line from the public 
right-of-way. Each courtyard will be programmed differently with the current proposal including a 
gazebo court, art court, fire pit court, and bocce court. In addition to the courtyards, there are 
three paseos, or pedestrian passageways, between the internal homes that will serve as a more 
private area for the residents as compared to the more public courtyards.   

There is a community building located to the south of the access drive off Miller Street. It will 
include a mail and package room, bicycle storage, a shared trash and recycling area, and an 
off-street vehicular loading zone. The developer is currently exploring the idea of adding a 
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second story community room as an additional amenity. See the attached project narrative for 
additional information regarding the developers’ vision for the project.  

OPEN SPACE 

Approximately 49 percent of the site will be reserved for open space. This includes the four 
courtyards, a garden area on the western portion of the site, and rain gardens between the 
dwelling units and West 58th Avenue. The code requires 20 percent open space.  

CIRCULATION, CONNECTIVITY AND PARKING 

Vehicular access is provided through a single drive cut to Miller Street at the northwest corner of 
the property. Secondary emergency-only access is provided to West 58th Avenue at the 
southeast corner of the property. Parking is primarily provided through surface parking located 
on the north and east edges of the property. The exception are the townhome buildings which 
will each have a single-car garage for each unit that is large enough to accommodate a vehicle 
with room leftover for storage or a workshop. These garages will be approximately 13 feet wide 
and 30 feet deep. The proposed parking ratio is 1.72 spaces per dwelling unit. Each home will 
have direct pedestrian access to the adjacent courtyard and each courtyard has pedestrian 
access to West 58th Avenue, Miller Street, the parking lot, and the community building.  

GRADING, DRAINAGE AND UTILITIES 

Development of the site will require compliance with all floodplain-related regulations. It is the 
developers’ intent to obtain a Letter of Map Revision (LOMR) from the Federal Emergency 
Management Agency to remove the subject property from the floodplain. In addition, 
development will require the removal and rerouting of the former Van Bibber Creek channel, 
and relocation of existing sanitary line that runs through the middle of the site.  

PLANNING COMMISSION AND CITY COUNCIL REVIEW 

Sketch Plans are conceptual in nature with minimal levels of details, and as such, this must be 
kept in mind when reviewed by Planning Commission and City Council. At the time of Sketch 
Plan, Planning Commission and City Council may provide general expressions of either a 
favorable or negative response to the development proposal by identifying positive aspects or 
noting issues of concern with the intent of providing helpful information for the developer to 
determine how best to proceed. Neither the Developer nor anyone who might be either 
supportive or in opposition to the development proposal has offered testimony or substantial 
evidence. Should a formal application be filed, a neighborhood meeting will be required along 
with public hearings wherein Planning Commission and City Council would act upon the 
proposal after considering all of the evidence presented at that hearing, including testimony 
from the applicant and from the public. 



The Cottages @ Ralston 
Fields Sketch Plan 



Site Data 

• 64 Units 
• 24 SF-Detached 
• 24 SF-Attached 
• 16 Duplex  

• SF-Detached & Duplexes: Two Stories & 540-720 sq. ft. 
• SF-Attached: Three Stories & 800 sq. ft. with Garage 
• 2.5 Acres 
• 25.5 DUs/AC 
• 49% Open Space 

 



The Cottages @ Ralston Creek 

Subject Property 



Zoning  Future Land Use 

Subject Property Subject Property 



Existing Conditions 



Site Layout 
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Design Elements 
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Design Elements 
Paseo  
• Semi-private space along rear of 

cottages 



City Council Strategic Plan 

• Beginning in 2019, 25% of new housing is located in urban centers 
and corridors 

• Ralston Fields area is a designated urban center 
 

• By 2019, 25% of new housing will be located in neighborhoods or 
developments that incorporate a mix of lot sizes, development 
densities and housing types and styles. 



Comprehensive Plan 

• Goal L-2: Plan for a balanced mix of commercial and residential land 
uses in Arvada. 

• Goal L-3: Encourage development of transit-supportive, higher-
density, mixed-use, pedestrian oriented areas. 

• Goal L-5: Designate and promote redevelopment and infill to 
generate economic revitalization, improve physical conditions, and 
provide an appropriate mix of quality housing choices. 

• Policies: CC-1.3, CC-2.2, & N-1.2 



Demographics 

Single-Person Households:  
Arvada: 26.5% 
• 17% increase since 2000 
• Household Size Trending Downward since 1980: 

2.98 to 2.50 

National: 28% 
• 13% in 1960, a 115% increase 



Policy Considerations 
•Reduce 150-foot Setback 

• 85 Feet 
• Allows parking lot to be screened 

•Reduce Min. Parking 
• 140 spaces (2.2/unit) to 110 spaces (1.72/unit) 

•Modify Landscape Buffer & Parking Lot 
Landscaping Standards 
• Nearest building 70 feet from PL 
• 49% open space 

 



REPORT TO CITY COUNCIL AGENDA ITEM
2.C.

TO:  THE HONORABLE CITY COUNCIL  DATE:  October 28, 2019

SUBJECT:  Staff Updates

Report in Brief

The purpose of this workshop is for staff to provide City Council with brief updates on projects and issues that do not require a 
full workshop. 

Prepared by:
Janet Newman, Administrative Specialist

Enclosure, exhibits & attachments required to support the report
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