
PLANNINGCOMMISSION
Proceedings

March9, 2021
1:15p.m.  

ZoomWebinarandviewableonCityofGreeleyYouTube)  

I. Call toOrder

Chair Yeater called themeeting toorderat1:15p.m.  

II. RollCall

Chair Yeater, Commissioners Andersen, Briscoe, Franzen, Modlin andSchulte were
present. (Commissioner Romulo wasabsent.)   

Chair Yeater informed those attending themeeting that ItemVI, Growth & Development
Report, wouldbepostponed toafuture date.   

III. Approval ofFebruary 23, 2021Minutes

Commissioner Andersen moved toapprove theminutes dated February 23, 2021.  
Commissioner Briscoe seconded. Themotion carried 6-0. (Commissioner Romulo was
absent.)   

Chair Yeater advised that thenext item, Recap ofSmall-Format Housing andInfill
Strategy, hadbeenrequested tofollow ItemVontheagenda andrequested amotion.  
Commissioner Andersen moved that itemIVbeheard later inthemeeting andthat itemV
ontheagenda, Household Occupancy Standards, beheard first. Commissioner Schulte
seconded. Themotion carried 6-0. (Commissioner Romulo wasabsent.)    

IV. Worksession: Household Occupancy Standards

Presenter:  Caleb Jackson, Planner II

Caleb Jackson addressed theCommission andnoted thatstaffhadreceived feedback and
direction fromCityCouncil andhewasreturning toPlanning Commission today for
another worksession todiscuss theitem. Hereminded theCommission thattherationale for
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addressing thenumber ofunrelated adults whomayoccupy aresidence ispartofCity

Council. Mr. Jackson briefly reviewed topics discussed duringaprevious worksession. He
alsoreviewed thecurrent household occupancy standards regarding howmany unrelated
adults mayoccupy residences indifferent zonedistricts. Mr. Jackson summarized the
vetting process todateandidentified proposed dates forhearings before Planning
Commission andCityCouncil.   

Mr. Jackson noted someofthecommonly shared concerns about increasing theoccupancy
allowance include parking andanincrease inthenumber ofvehicles, property
maintenance, overcrowding, density andcharacter ofneighborhoods, noise, trash, crime,  
andproperty value reduction. Headded that those supporting anincrease intheallowance
cite increased flexibility, privacy, affordability, changing demographics, housing stability
andeconomic development. Mr. Jackson alsoprovided information onwhatsomeofthe
surrounding peercommunities areconsidering toaddress theissue.   

attempt toachieve aconsensus andprovide direction forCityCouncil. Theproposal from
staff istoconsider thenumber ofunrelated adults whomayoccupy adwelling tofive
unrelated adults, orU+5. Henoted thenextsteps include feedback fromPlanning
Commission, continuing public input, ahearing before Planning Commission andahearing
before CityCouncil. Before continuing, Mr. Jackson stopped toallowatimeforany
questions bytheCommission.   

Commissioner Modlin asked whatmight happen inneighborhoods where amajority ofthe
neighbors oppose anincrease inthenumber ofunrelated adults andasked whether arezone
could increase animosity among neighbors. Mr. Jackson stated that inneighborhoods with

erestrictive standards than
theCity, adding that theHOAwould thenberesponsible forenforcement. Headvised that
staff istrying toidentify abaseline standard forallGreeley neighborhoods.  

Inthediscussion about thenumber ofunrelated adults whomayoccupy aresidence,  
Commissioner Schulte asked whether staffhadconsidered looking atthenumber of
vehicles rather thanthenumber ofindividuals. Mr. Jackson responded thathehasnotseen
thatdonebyother communities andnoted that limiting thenumber ofunrelated adults also
indirectly tiestothenumber ofvehicles. Heacknowledged thatitisacomplicated topic
andused theexample ofafamily withseveral teenagers whoeachhaveavehicle.   

Commissioner Andersen echoed thecomment byCommissioner Schulte andindicated that
shecurrently residents intheCranford neighborhood where there ispermit parking that is
patrolled. Sheadvised thatacertain number ofstickers areissued perhousehold andthat it
hasbeenaneffective waytoaddress issues withparking onthestreet. Sheexpressed thatit

Upon question byCommissioner Schulte, Mr. Jackson advised thatwithregard to
occupancy standards, unmarried couples areconsidered unrelated. BradMueller,  
Community Development Director, added that changing demographics isoneofthe
reasons citiesarelooking attheissueofthenumber ofunrelated adults.   
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Commissioner Franzen asked howmany households arecurrently outofcompliance.  
Mr. Jackson reported thatanexactnumber isdifficult toascertain asmost information is
fromcomplaints thatarereported. Heindicated that therecould beseveral unreported and
unknown cases. Upon question byCommissioner Schulte, Mr. Mueller advised that
complaints canbegenerated byneighbors whoareaware oftheoccupancy limitsor
sometimes asaresponse tonuisance issues suchasnoise, parking ortrash. Hestated that
thecode change isnotbeing brought forward toaddress acomplaint issue, but instead to
establish abasestandard, adding thatstaffdoesnotexpect thenumber ofcomplaints to
increase ordecrease asaresultoftheamendment.   

There wasdiscussion about howstaffarrived ataproposal toincrease thestandard toU+5.  

Office hadreviewed thestandard andcase lawthatprovided support. Attorney Michael
Axelrad addressed theCommission andnoted that inonecaseheard bytheU.S. Supreme
Court onunrelated individuals determined that local jurisdictions have flexibility insetting
standards. Headvised that inthatcase, thelimitwassetatfive, astandard thathasbeen
accepted bythecourts. Headded thatitbecomes apolicy decision; notalegaldecision.   

Commissioner Schulte provided theexample oftwocouples, eachwithchildren, andasked
forclarification astohowitwould beconsidered. Mr. Jackson advised that
pertains onlytounrelated adults, adding thatanynumber ofpersons related byblood,  
adoption andthelikeareallowed. Upon further question byCommissioner Schulte,  
Mr. Jackson advised thatelderly parents living inahome with theirchildren areconsidered
toberelated byblood andwould beallowed. Headded thatU+5would allowuptofive
unrelated adults pluspersons related byblood, adoption orother relationship.  

Commissioner Modlin suggested ascenario where amarried couple with three children
resided withahomeowner. Mr. Jackson reported thatunder theU+5proposal, three adults
thehomeowner plus thecouple) andthechildren related byblood would beallowed inas

small asatwobedroom home.  

Commissioner Andersen stated that therewere manyscenarios andacknowledged thatit
wasnottheintent tocreate anuisance orflophouse situation. Sheexpressed that isseemed
CityCouncil was trying tonavigate down themiddle without impacting homes in
residential lowdensity zones, adding that theproblems related more tonuisance situations.  
Mr. Mueller advised that there isnoeasyanswer andthatwhile thenumber ofunrelated
adults inahome could relate tonuisance, thatisnotalways thecase. Headded that
amending thecode isawaytosetexpectations forzonedistricts andneighborhoods.   

Commissioner Schulte indicated thatCityCouncil seemed amenable toincreasing the
occupancy limits inresidential medium andhigh density zones, butseemed hesitant to
increase thelimit inresidential lowdensity zone districts. Mr. Mueller agreed thatmany
ideas havebeen presented withsome members remaining open toincreasing thenumber of
unrelated adults inresidential lowdensity areas, while others donotfeel thatanincrease is
necessary.   
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Uponquestion byChair Yeater, Mr. Jackson reported thatanHOA canrequire more
restrictive standards thantheCityandarefreetoenforce upon those standards. Chair
Yeater asked whether theCitywasprivy toHOA standards atthetimeofdevelopment.  
Mr. Jackson advised thatsometimes covenants areinplace forstaff toreview.    

Commissioner Briscoe commented that reference hadbeenmade towhat othercitiesare
doing andaskedwhether Greeley wasfollowing suitandasked whatproblem theCity is
trying tosolve. Henoted anabundance ofmulti-family housing inGreeley thatmeets a
certain criteria ofthehousing plan. Mr. Mueller explained thatitislikelyother citiesare
looking atoccupancy standards astheyareexperiencing thesame issues asGreeley. He
added thatanother waytoincrease access tohousing andanother tool forconsideration is
toopenuphowmuch existing housing canbeavailable forhigher occupancy.  
Commissioner Briscoe noted thatpurchase ofahome islikely thelargest investment most
people make andthat thischange could placeaburden onexisting neighbors toforman
HOAiftheywant tohavehigher standards. Heexpressed thatheisstruggling tofind
balance asheisnotsure thatU+1istherightnumber, butisnotnecessarily comfortable
withU+5. Heunderstood thatitisanuanced andcomplex issue, alsonoting thatmostof
survey results seemed tobeagainst theincrease.   

Commissioner Andersen observed that thesurvey included about 100participants with
approximately 60comments andasked whether itwasrepresentative oftheentire
community. Shealsonoted thatPlanning Commission seemed tobegoing over thesame
ground covered byCityCouncil andperhaps that ishowCouncil cameupwithusingthe
number ofbedrooms asameasurement.  

Commissioner Schulte observed that there isaproblem toberesolved, noting thatsince the
1950s eachgeneration hashadaharder timesecuring thetypeofhousing astheirparents
andnoted thedifficulty foryounger families. Heasked whether itmight bepossible touse
aphased-inapproach andincrease theU+ number over time. Commissioner Franzen
favored theideaandadded thatabedroom count seemed tofallalong thesame line.  
Mr. Jackson requested more direction ontheincremental ideaandinvited other
commissioners toexpress their thoughts. Commissioner Schulte stated thatiftheultimate
goal isU+5, perhaps startwithU+2nowandincrease toU+3intwoyears, eventually
getting toU+5inanumber ofyears. Heasked whether thatmightalleviate concerns
expressed byCommissioner Briscoe asitcould exceed thetimethatowners remain inthe
samehome. Mr. Jackson asked whether thatapproach wasdifferent thanasliding scale
based uponthenumber ofbedrooms. Commissioner Schulte indicated that thenumber of
bedrooms could interact orcorrelate withwhatever U+ number isallowed.   

Mr. Jackson summarized thecomments andasked Commissioners toidentify thedirection
theydesired totakeforward. Chair Yeater andCommissioner Andersen were infavorof
making thechange nowwhile Commissioners Franzen, Briscoe andSchulte supported a
phased-inapproach. Chair Yeater asked about nextsteps andhowthePlanning
Commission mightassist. Mr. Jackson responded thatalotofinputhadbeenprovided
today andstaffwastrying togetallofthepieces intoplace aspartoftheoverall code
update. Headded thatstaffhoped tobring thematter back forformal consideration soon.   
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V. Worksession: Recap ofSmall-Format Housing andInfill Strategy

Presenter:  CarolKuhn, Chief Planner

Carol Kuhn addressed theCommission, provided anupdate onamendment tothecodeand
summarized worksession discussions withCityCouncil. She introduced Chris Brewster
fromGould Evans whoprovided apresentation about small format housing options.   

Mr. Brewster advised thatmostofthecoderevision effort isbeing ledbytheImagine
Greeley Comprehensive Planandhighlighted someoftheissues tobeaddressed. Henoted
thatsmall-format housing, including mobile homes, fitsintounique places within a
community, adding thatoptions could beexpanded toinclude different small-format

According toMr. Brewster, some items under consideration aretheallowance of4500
square foot lotsinresidential lowdensity zonedistricts, creating neighborhood lots,  
enabling courtyard patterns forarangeofsmaller lotandbuilding formats, andsmall lot
options inresidential medium orresidential highdensity areas. Another consideration
identified byMr. Brewster isdetermining what todowithaccessory dwelling units

recommendation istoaddADUs inresidential lowandresidential medium zone areas
subject tocompatibility standards andreview.  

Mr. Brewster reported thatanother recommendation istoimprove thecurrent residential- 
mobile homedistrict toexpand forothersmall format housing

rksession
thisevening andwould belooking atsixpoints including frontage (relationship to
streetscape), sizeandsetback (actual relationship toadjacent properties), scale andmassing
perceived relationship toadjacent properties), design interest (windows, doors,  

ornamentation, design details), open space (relationship ofnon-building elements to
adjacent properties), andarchitecture (quality ofdesign). Mr. Brewster presented atable
showing thetypesofhomes thatcouldbeplaced oninfill lots.   

Commissioner Franzen commended Mr. Brewster onthepresentation andwork. Chair
Yeater agreed andexpressed appreciation fortheefforts around small lotandinfill strategy
discussion. Commissioner Andersen noted that thematrix created helps toclarify
expectations andhelps toidentify andaddress themissing middle. Referencing theearlier
discussion about occupancy limits, Chair Yeater askedMr. Brewster iftherewasanyidea
howmany bedrooms might beavailable inasmall house andhowtoconsider density in
smaller formats. Mr. Brewster advised that itisimportant tofirstsettleonwhat typesof
housing arewanted inacommunity. Heexpressed that limiting based onthenumber of
bedrooms isagoodoption thatalotofcities havenotconsidered. Headded thatmany
small-format unitsarestudios oronebedroom withsmaller homes being onetotwo
bedrooms.   
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VI. Worksession: Growth & Development Report

Presenter:  Marian Duran, Planner II

Upon question byChairYeater, MikeGarrott, Planning Manager, reported that theGrowth
andDevelopment Report presentation would beprovided attheApril13, 2021meeting.  
Mr. Mueller indicated thatsinceitisbeing postponed toaregularly scheduled dateandwas
notapublic hearing item, nomotion wasrequired toreschedule thepresentation.   

Ms. Kuhn addressed theChair andasked whether Commission members would be
amicable toscheduling aspecial meeting onMarch 30, 2021foraworksession about place
making andurbandesign. Commissioner Andersen moved toschedule aspecial meeting on
March30, 2021 foraworksession todiscuss downtown senseofplace andurban design.  
Commissioner Franzen seconded. Themotion carried 6-0. (Commissioner Romulo was
absent.)   

VII. Adjournment

Themeeting adjourned at3:07p.m.  

Justin Yeater, Chair

BradMueller, Secretary
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