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Background: Local and National Trends 
Consumer appetites for local foods are growing across the United States. This speaks to 
consumers desiring knowledge about food origin, production and processing practices, and 
support for place-based economic development. According to the U.S. Department of 
Agriculture (USDA), the number of farmers markets in the country has exploded from 1,755 in 
1994 to nearly 8,500 in 2015 (a 2.5% increase from 2014), with more than 150 of these located 
in Colorado. The USDA lists five farmers markets in Adams County, one each in Brighton, 
Northglenn, Bennett, Thornton, and Westminster, and four farms in the Brighton area have on-
site markets.    
 
The growth of the farm-to-table movement follows decades of farm consolidation, resulting in 
larger but fewer farms and global supply chains. At the same time, according to the Colorado 
Tourism Office’s 2013 Strategic Plan for Agritourism Promotion, “As populations increase and 
the cost of land and labor skyrockets, farmers and ranchers across the U.S. are following the lead 
of Europe, Australia and New Zealand, turning to agritourism as one way to diversify their 
revenue… Today, with fewer farmers producing more food, people have become disconnected 
with the sources of their food. Agritourism offers a new way to fulfill the desire to reshape this 
food/source connection.” 
 
The public and private sector is responding to leverage this consumer desire for local foods in 
ways that enhance local economies, support existing and new generations of farmers, expand 
recreation and health promotion opportunities, conserve and program agricultural lands, and 
promote a high quality of life for residents and visitors. In Colorado, the state has created a 
dedicated Heritage and Tourism Office to stimulate economic development in Colorado through 
the promotion and growth of agritourism, and to support revenue growth for the 37,000 farms in 
Colorado, only 2% of which presently engage in activities uniting consumers with the foods they 
buy and consume.1  
 
In the Front Range, private-public partnerships and developers are also responding to these 
market forces through innovative concepts and programs which mix residential, commercial, 
educational and agricultural uses in new and exciting ways. In Westminster at 72nd and Sheridan, 
a coalition is working to develop a local food campus featuring a manufacturing and packaging 
facility, food-related education from the field to the table, a business incubator, and a large retail 
store serving as an indoor farmer’s market, grocery, and cottage industry sales floor. Denver’s 
National Western Center Master Plan seeks, with partners including Colorado State University, 
the Denver Museum of Nature and Science, and History Colorado, to highlight agricultural 
commodities, support agriculturally-based research and development, and develop a year-round 
farmers market. In Aurora, near Stapleton, developer Flightline Ventures is turning the 60-year-
old, 22-acre former Stanley Aviation property into the Stanley Marketplace, a $25 million retail 
and events center which will support a local beer garden and restaurant and urban marketplace. 
 
In Adams County, opportunity exists to better align consumer trends with local food production, 
place-based branding and economic development, and agritourism-related businesses. In 2012, 
out of 841 farms county-wide, only 11 farms reported earning agritourism dollars ($422,000), 96 

                                       
1 Colorado Tourism Office, 2013 Strategic Plan for Agritourism Promotion 
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farms sold $502,200 of food directly to household consumers, and 48 farms produce added-value 
products on the farm (such as turning cucumbers into pickles, zucchini into zucchini bread, etc.). 
Adams County contains 2.3% of the state’s total farms, and 2.2% of the state’s total farmland, 
with some of the best farmland in the county and the state located in the District Plan Study 
Area.2  
 
According to the Market Study undertaken as a part of the District Plan (see Appendix A), the 
study area’s approximate 5,000 acres, “Includes some of the best farmland in Colorado, 
especially below the Fulton Ditch where rich alluvial topsoil and sufficient irrigation create 
excellent conditions. Even lands above the ditch are considered prime soils by USDA. These 
have historically been farmed with grains that tolerate dry conditions, or pastured to livestock.” 
The presence of flowing water in the area from the South Platte River allows for rich soil 
deposits, ample water for farming (see additional discussion on water resources in the Study 
Area on page 22 of the District Plan), and fewer wind-erosion issues than other areas of 
Colorado. The District Plan Area has been farmed for generations, and many farms continue to 
operate. The area includes historic farmsteads, land cultivated by two of the largest vegetable 
growers in the state (Petrocco and Sakata Farms), one of the largest nursery growers in the state, 
multiple farmstands, and Berry Patch Farm, an organic, you-pick-it destination and community-
supported agricultural operation.  
 
The Market Study also outlines the food consumption market in the region, and the potential for 
Adams County to capture additional market share (see page 66 of Appendix A): 
 

 Brighton residents purchase $83 million of food each year [Calculated using Bureau of 
Labor Statistics using regional averages for Western states]. 

 County residents purchase $1.3 billion of food each year [Calculated using Bureau of 
Labor Statistics using regional averages for Western states]. 

 Metro Denver residents purchase more than $7 billion of food each year [Calculated 
using Bureau of Labor Statistics using regional averages for Western states]. 

 If every Adams County residents purchased $5 of food each week from some farm in the 
County, farmers would earn $122 million over a year – almost as much as they earn now 
selling all crops and livestock [Calculation: population x $5 x 52 weeks]. 

 
Origin of the District Plan 
As described above, the District Plan Area contains approximately 5,000 acres in the South 
Brighton area of unincorporated Adams County generally bounded by Bromley Lane on the 
north, Buckley Road on the east, E-470 along the south and the South Platte River corridor on 
the west. Through the District Plan, Adams County and the City of Brighton recognize the 
opportunity to collaboratively plan for, preserve and promote the rich agricultural heritage of the 
south Brighton area in ways that bring value to those that live, farm, and visit in the area. 
 

                                       
2 Adams County’s Farms, Census of Agriculture, 2012 (data released May 2, 2014) as reported by the District Plan, 
Appendix A, FARMING, FOOD, AND MARKETS IN ADAMS COUNTY. Note: The 2014 Colorado Census of 
Agriculture has not yet been released.   
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The concept of establishing an agriculture-based study for this area first emerged from the 
Adams County Open Space, Parks, and Trails Master Plan, which identifies the area as a local 
food production district. The area is contemplated as a possible location for a broad mix of uses 
intended to support the development of the area as a thriving agricultural production area as well 
as a destination for agricultural tourism. According to the plan, such uses are envisioned to 
include, but would not be limited to: working farms and general agricultural uses, bed and 
breakfasts, farm stay and tour operations, farmers markets or farm stands, agricultural processing 
facilities, and clustered, sustainably designed residential developments that focus on backyard 
and neighborhood or community farms integrated within the development. 
 
The 2012 Comprehensive Plan, Imagine Adams County, identifies several geographic areas in 
which additional detailed planning work is needed. In Chapter 4, Imagine Adams County 
describes the “Agricultural Tourism Study Area”, which ultimately became the District Plan 
study area. In addition to the District Plan serving as an amendment to Imagine Adams County 
for the study area boundary, the District Plan is also being jointly adopted by the City of 
Brighton alongside their 2016 Comprehensive Plan update, Be Brighton, and 2016 
Transportation Plan update. 
 
Land preservation and agricultural promotion has broad community support. In surveys 
conducted for the 2012 Adams County Open Space Plan and Imagine Adams County Plan 
updates, over 90% of County residents support conserving prime farmlands. According to the 
Adams County Quality of Life Survey, last conducted in 2014, 77% of County residents rate 
Adams County’s open space, parks and trails systems as excellent or good, with 38% of 
residents supporting the County spending more effort, and 58% the same effort, on parks and 
open space. The Be Brighton Community Survey conducted as a part of the Be Brighton 
Comprehensive Plan Update and District Plan development process shows 90% of the 95 survey 
participants (both City of Brighton and unincorporated Adams County residents) support 
produce stands and agritourism, 77% support activating the Bromley Hishinuma Farm, and 85% 
support continuing to encourage prime farmland preservation and retain major growers.   
 
District Plan Area Today 
The District Plan Area is presently agricultural and rural in nature. Of roughly 5,000 acres, 
approximately 770 acres are in the 100-year floodplain, 300 acres are existing rural 
developments (unincorporated subdivisions), 400 acres are existing open space and parks, and 
1,950 acres are existing annexed and entitled lands in the City of Brighton. However, the vast 
majority of annexed and entitled lands are undeveloped, with traditional market forces unlikely 
to absorb the land for the next 20-30 years, according the City of Brighton Market Assessment 
undertaken as a part of the Be Brighton Plan development.3   
 
The District Plan Area has many positive attributes unique to other areas of the Denver Metro 
Area in terms of quality of life elements. It is well-situated between the Platte River on the west 
and Barr Lake on the east, allowing for recreational opportunities of regional significance—
trails, bike paths and wildlife areas connecting to the Adams County Regional Park, the National 
Western Stock Show, the City of Boulder, the Platte River corridor and Barr Lake are 

                                       
3 See City of Brighton Market Assessment Technical Memo, as included in Appendix A of Be Brighton: www.bebrighton.net  
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conceivable over time. The Area has excellent connectivity via 85, I-76 and E-470 to the Metro 
Area and the Denver International Airport (DIA), and the extension of many public utilities and 
infrastructure to portions of the southern part of the District Plan Area following the opening of 
E-470 in 2003 allow for development opportunities.  
 
Additionally, Adams County and the City of Brighton are growing at high rates. Adams 
County’s annual growth is projected to be second in the state at 1.8% per year through 2040, 
growing from approximately 490,000 residents in 2015 to nearly 790,000 residents by 2040.4 
The Brighton market area is projected to grow by 4.0% annually through 2020 (reducing slightly 
to an overall rate of 3.8% through 2025), according to the City of Brighton Market Assessment. 
With an estimated population of 35,966 in 2015,5 if Brighton grows at a rate of 3.8% through 
2040, the population may potentially reach 91,375 by 2040.  
 
The presence of prime agricultural land and a strong tradition of farming allow a distinctive 
opportunity to brand the District Area as a unique place and a destination within the Metro Area, 
while bringing in new market forces and public-private partnerships to the District Area to build 
a local food system, promote innovative development by leveraging place-made context, support 
economic development through agritourism, and preserve prime farmland. The District Plan 
explores tools and opportunities to build upon the unique attributes of the Area to support 
farmers wanting to continue farming, those that want to sell their land, and those that may want 
to explore new development options, while working to promote a high quality of life.  
 
District Plan Vision 
The District has been in a state of transition since E-470 opened in 2003, making the area more 
accessible and developable, thus threatening its farming heritage, the local food economy, and 
the buffer that farmland provides between Brighton and the Denver region. Although some 
development is desirable, thoughtful and proactive coordination are necessary to ensure the 
South Platte River’s prime farmland will remain a southern gateway to Brighton, balancing a 
mix of neighborhoods with small and medium-sized farms. Rural uses, such as farming, food 
processing, and clustered housing on 1-2 acre lots, will be focused in the County. Urban uses 
that require public utilities, such as multifamily, mixed use, and neighborhood commercial 
developments, will be encouraged in the City. Opportunities for similar urban land development 
will be evaluated on a case-by-case basis in unincorporated Adams County.   
 
The Fulton Ditch trail network will tie destinations together – farm stands, farm-to-table 
restaurants, pick-your-own farms, a historic farm and special events venue, bed and breakfasts, a 
museum, working lands, and food storage and processing facilities – from the South Platte River 
to Barr Lake. Properly developed and preserved, the District will retain its status as a hub of 
local foods, enhance the local food economy, become a tourist destination for food connoisseurs, 
promoting the distinctive image of a freestanding community that grows a significant portion of 
the region’s produce. 
 

                                       
4 Colorado Demography Office 
5 City of Brighton 
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To achieve this vision, the District Plan balances agritourism promotion activities, developer 
incentives/public-private partnership opportunities, land preservation strategies, and coordination 
and collaboration between Adams County and the City of Brighton. Implementation of the plan 
will be achieved through the Plan’s Future Land Use Map, Active Transportation Plan, 
Thoroughfare Plan, Plan Recommendations/Next Steps and Action Plan. The Plan also provides 
guidance and examples of innovative policies and programs and creates a new land use category 
for Adams County and the City of Brighton, Local District Mixed Use, to entice agricultural and 
context sensitive development to the area. Finally, the Plan also outlines changes to zoning and 
development codes to make agritourism development easier, Transfer of Development Rights 
(TDRs) possible between the County and the City, and TDR and cluster development options 
which better fit the context and character of the Local District. The plan also promotes 
sustainable development and agricultural practices. Key recommendations are described below. 
 
Local District Mixed Use:  
The District Plan introduces recommended character elements, design standards, and uses for a 
Local District Mixed Use Land Use Category, as presented below. The Local District Mixed Use 
Future Land Use category may be desirable in other areas of Adams County seeking the 
district’s character and uses. As such, future comprehensive plan amendments may incorporate 
this category, as appropriate. Additionally, the District Plan recommends, as a next step, Adams 
County and the City of Brighton to work together to consider a joint Local District Mixed Use 
zoning category. Any code amendments would be subject to regulatory processes, and any 
rezoning actions would be voluntary and subject to regulatory processes. Appendix D of the 
District Plan includes a similar ordinance from the City of Phoenix for general reference.    
 

LAND USE 
CATEGORY  

CHARACTERISTICS & 
USES  

PURPOSE  CRITERIA FOR DESIGNATION  

Local 
District 
Mixed Use  

Primary:  
Concentrated food 
cultivation, processing, and 
distributing. Agricultural 
tourism uses such as 
farmers markets, cottage 
industries, bed and 
breakfast establishments,  
restaurants, breweries, 
tourism services.  
 
Secondary: Sustainably 
designed  
clustered residential  
developments that focus on 
backyard, neighborhood or 
community farms  
integrated within the 
development.  
 
Balance development to 
utilize TDR as a sending 
area and cluster 

Lands where development  
compatible with agriculture is 
expected in the future. Areas 
with adequate public 
infrastructure will become 
urban in nature while other 
areas may remain a lower 
intensity use.  
 
Development supports 
agricultural economic 
development, agritourism, 
and/or preserves agricultural 
areas for long term farming.  
 
Conserve environmentally 
sensitive areas. Prevent urban 
nuisance complaints  
 
Limit the extension of services 
where they are costly and 
difficult to provide. 
  

Ability to support agricultural tourism uses.  
 
Incorporated into a municipality where central 
water and sewer is necessary.  
 
Adequate transportation access Avoid uses that 
are incompatible with agricultural uses.  
 
Clustered development pattern that maximizes 
development while preserving adequate open 
area to support the District Plan objectives. 
  
Development should be arranged in such a 
manner to allow viewsheds of the agricultural 
amenities and create scenic vistas into and 
throughout the area.  
 
Architecture should reflect the agricultural 
heritage of the area in a complementary manner. 
  
Suitable for agriculture, environmentally 
sensitive; or historically significant. 
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development on site.  Provide adequate intensity and 
mix of uses to create a 
pedestrian environment.  

Contributes to separating and defining urban 
areas.  

 
Transfer of Development Rights Program (TDR):  
During the development of the District Plan, opportunities to re-examine the County’s existing 
TDR program were identified to better encourage development-driven land and water 
preservation while promoting development aligned with the District Plan’s vision. A TDR sub-
study was conducted which advises code revisions to make the TDR program more desirable in 
the District Plan Area, and to allow for County sending sites in the District to be received in the 
City of Brighton, where higher densities may be more appropriate due to the availability of 
municipal infrastructure, utilities and services. The Plan identifies the Prairie Center 
development in the southeast of the District Plan Area as an appropriate receiving site, and 
suggests exploring additional receiving sites in or near cities throughout the County in order to 
focus additional densities closer to urban services while preserving important lands (floodplain, 
riparian corridors, and prime agricultural lands).  
 
The sub-study also recommends the County and City explore a 1:1 transfer ratio for property 
within the District (1 additional unit bonus each for every acre and water share preserved) to 
further incentivize the program in the area. As the largest parcels in the District Plan Area are 
generally 50 acres, this means developers buying lands in the area would be allowed 100 
additional units in the County’s existing, or proposed (following regulatory amendments to the 
program) receiving areas. Additionally, the sub-study recommends reducing the minimum lot 
size for sending areas, as the present standard of 160 acres unless other conserved areas are 
adjacent, presents a burden for those in the District Area seeking to utilize the program.  
 
This recommendation also includes initiating a County-wide market study and County-wide 
revisions to the program to maximize the program’s benefits. Presently, over 3,000 acres in 
Adams County have been preserved through the program, but adjustments to the market are 
expected as development patterns and conditions change over time. The 2012 Imagine Adams 
County Plan set forth initial recommendations to redesign the program, which will be 
incorporated, and describes the regulatory processes necessary for code revisions.  
 
Sustainable Development and Agricultural Practices 
The District Plan also champions a variety of sustainable development and agricultural practices, 
and corresponding strategies and actions. Recommendations include Adams County coordinating 
with the City of Brighton on their Water Master plan (anticipated to be complete in 2017), 
promoting water efficiency measures in both agricultural and urban applications that allow for 
secondary use of agricultural water rights by municipal users, sustainable irrigation farm 
practices, and preservation strategies which buy water rights in addition to land. Additionally, 
the Plan provides examples and incentives for low-impact development, and zoning and other 
code amendments to balance density and agriculturally-based mixed uses with agricultural uses, 
including potential revisions to the County’s existing cluster development standards.  
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These recommendations align with Adams County’s 2013 Sustainability Plan, the 2015 
Colorado Water Plan, and the draft Denver Regional Council of Government’s Metro Vision 
Plan to further integrate land use and water planning and seek creative options for improving 
residential and agricultural irrigation conservation and efficiency.  
 
A More Focused and Coordinated Land and Water Shares Acquisition and Preservation Strategy: 
The District Plan provides strategies to focus existing, available resources, and to leverage 
outside resources, to better coordinate the preservation of land and water shares in the District. 
The Plan describes available and potential resources, including the Adams County Open Space 
grant program, Conservation Trust programs, Great Outdoors Colorado (GOCO) matching 
funds, and other grant funds and opportunities, including public and private partnerships. The 
Plan outlines three different strategies for different levels of preservation/preservation targets, 
and the number of acres and water which could conceivably be purchased, conserved and leased 
or programmed over time under each strategy.  
 
The Plan outlines a realistically achievable target as follows: Adams County and Brighton should 
commit to annually and jointly applying for a minimum of $1M of competitive Adams County 
Open Space Grant Funds, and applying 250K each of their Open Space share-back funding for 
preserving agricultural lands within the District. Grant funds are derived from a combination of 
existing Open Space sales tax, matching GOCO grant funds, and other funding sources which 
may be available. Under this strategy and by leveraging additional resources, the plan describes 
between 600 and 1,000 acres of prime land and corresponding water shares may be preserved 
over 15 years. In this discussion, the Plan notes that actual grant funding requests may vary year 
over year depending upon available lands for fee-simple acquisition in terms of available 
acreages; grant applications will be evaluated annually by the Open Space Board and the Board 
of County Commissioners, and others; and, all land purchases are subject to annual appropriation 
procedures. 
 
Additionally, the Plan recommends additional work by Adams County and the City of Brighton 
to develop a robust evaluation matrix to assist with prioritizing agricultural land preservation 
opportunities as lands become available for sale. 6 Considerations are suggested to include, but 
are not limited to the following: 

 Prioritize lands that inherently help maintain agricultural operations and wildlife 
habitat. 

 Define goals around water resources to sustain agricultural production and 
address future municipal need. 

 Focus on designated prime agricultural lands that are contiguous to optimize 
farming efficiencies. 

 Where possible, focus on existing view sheds. 
 Assess existing and future transportation constraints. 

 
 

                                       
6 See discussion of additional, potential land conservation criteria in Chapter 3 of the Plan. 
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Development of the District Plan 
Since June 2015, the Office of Long Range Strategic Planning has worked with the City of 
Brighton Community Development Department to hold seven community meetings/events/open 
houses and meet with property owners one-on-one on three separate occasions. Staff has 
collaborated with various Adams County departments and entities including Brighton’s 
Agricultural Preservation Sub-Committee and the Conservation Fund to better define the south 
Brighton area’s present and future needs and desires and ultimately create a subarea plan for the 
community. A working group to provide technical assistance and serve in an advisory role was 
developed early in the process, and included property owners and agriculture experts/related 
professionals.  
 
Additionally, as part of the plan development, an Agricultural Market Study and a Water Study 
were conducted to evaluate the economic feasibility of agricultural preservation, promotion and 
tourism, and to better understand water rights and water availability in the study area. These 
studies were complimented by the Be Brighton Market Assessment, as described above, which 
helped inform the market demands and opportunities for the District Plan Area.  
 
Throughout the planning process, the Office of Long Range Strategic Planning staff has received 
numerous comments about the Plan (see attached comments). The staff and consultant team has 
met with various residents and property owners to go over specific concerns and issues. The 
Office of Long Range Strategic Planning staff has also consulted with various County 
departments (e.g. Transportation, Parks and Open Space, Office of Emergency Management, and 
Community and Economic Development) to ensure a comprehensive approach in planning for 
the community’s future as well as the County as a whole. Long Range Strategic Planning staff 
has reviewed all of the public input and has incorporated comments where applicable and 
appropriate (see District Plan Comment Tracking, below). 
 
 

MILESTONES:  The following are milestones of the planning process for the District Plan: 
 

 June 8, 2015: Kickoff/Community Outreach Meeting #1; Eagle View Adult Center, 
Brighton, CO (over 120 attendees).  

 July 13, 2015: Community Outreach Meeting #2; Eagle View Adult Center, Brighton, 
CO (over 120 attendees).  

 October 19, 2015: Working Group Meeting Introduce Plan, Consultants and Existing 
Conditions; Adams County Government Center, CO (approximately 30 attendees)  

 October 26, 2015: Neighborhood Meeting to Introduce Plan, Consultants and Existing 
Conditions; Adams County Government Center, Brighton, CO (approximately 30 
attendees) 

 November 4-5, 2016: Small group and one-on-one meetings with District Area 
landowners 

 November 9, 2015: Working Group Meeting to Discuss Opportunities and Constraints 
and Landowner and Community Goals; Adams County Government Center, Brighton, 
CO (approximately 30 attendees) 
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 November 16, 2015: Neighborhood Meeting to Review Market Conditions and Scenario  
Mapping Exercise; Adams County Government Center, Brighton, CO (approximately 40 
attendees) 

 December 2, 4, 17, and 20, 2016: Small group and one-on-one meetings with District 
Area landowners 

 December 7, 2015: Working Group Meeting to Review Agricultural Market Study and 
HRS Water Study; Adams County Government Center, Brighton, CO (approximately 30 
attendees) 

 December 14, 2015: Neighborhood Meeting to Review Agricultural Market Study and 
HRS Water Study; Adams County Government Center, Brighton, CO (approximately 40 
attendees) 

 January 12-13; 26, 2016: Small group and one-on-one meetings with District Area 
landowners 

 January 13, 2016: Meeting with Agricultural Sub-Committee; Brighton City Hall, 
Brighton, CO   

 February 22, 2016: Neighborhood Meeting with Guest Panelists; Eagle View Adult 
Center, Brighton, CO (over 50 attendees).  

 February 29, 2016: Meeting with Agricultural Sub-Committee; Eagle View Adult 
Center, Brighton, CO   

 February 29, 2016: Neighborhood Meeting (Jointly held to review Brighton’s 
BeBrighton Comprehensive Plan Update) to review the Draft District Plan; Eagle View 
Adult Center, Brighton, CO (over 100 attendees). 

 March 9, 2016: Meeting with Agricultural Sub-Committee; Brighton City Hall, 
Brighton, CO 

 March 22, 2016: Public hearing and unanimous adoption by the City of Brighton 
Planning Commission; Brighton City Hall, Brighton, CO 

 March 24, 2016: Public Hearing and adoption (6-1 vote) by the Adams County Planning 
Commission; Adams County Government Center, Brighton, CO  
 
 

OUTREACH 
 

The District Plan process included numerous opportunities for one-on-one input from a variety 
of stakeholder groups in addition to the community-at-large. Over the course of the eleven-
month process, seven community meetings/events/open houses were held with the public. In 
addition to meetings and to encourage sustained public participation throughout plan 
development, the City and County managed a  project website (www.districtplan.org) and social 
media outreach, posted five informational videos, mailed approximately 1,600 postcards on two 
separate occasions to announce neighborhood meetings, inserted notices into City of Brighton 
utility bills, ran newspaper ads, and provided outreach to Spanish-speakers (including dual 
translation posters and postcards, community outreach by sub-consultant Hispanidad, dual 
translation at neighborhood and public hearing meetings, and Spanish radio ads). The District 
Plan website was continuously updated with all information regarding the planning process, 
including but not limited to, maps, public comments, meeting times, locations, and summaries 
and copies of all draft plans, and videos to mark milestones in the plan development process. 
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KEY RECOMMENDATIONS/ NEXT STEPS: 
 
In addition to an action plan and Future Land Use Plan, Chapter 4 of the District Plan 
summarizes the plan’s key recommendations and the next steps to be undertaken by the City of 
Brighton and Adams County to implement the plan by expanding options available to 
landowners for development, leveraging the market, and preserving agricultural lands in the 
District area.  
 
Both Adams County and Brighton are committed to the implementation of the District Plan. In 
order to cultivate a local food system, preserve prime agricultural lands in the District Area, and 
increase the likelihood of agritourism development, the following are recommended, but not 
limited to, appropriate next steps in the process: 
 

1. Adams County and Brighton should commit to annually and jointly applying for a 
minimum of $1M of competitive Adams County Open Space Grant Funds, and applying 
250K each of their Open Space share-back funding for preserving agricultural lands 
within the District. Grant funds are derived from a combination of existing Open Space 
sales tax, matching GOCO grant funds, and other funding sources which may be 
available.7 
 

2. Adams County and Brighton will develop an evaluation matrix8 for agricultural land 
preservation opportunities to include, but are not limited to: 

 Prioritize lands that inherently help maintain agricultural operations and wildlife 
habitat. 

 Define goals around water resources to sustain agricultural production and 
address future municipal need. 

 Focus on designated prime agricultural lands that are contiguous to optimize 
farming efficiencies. 

 Where possible, focus on existing view sheds. 
 Assess existing and future transportation constraints. 

 
3. Explore the creation a revolving fund to ensure a portion of property tax funds from the 

District area are allocated for reinvestment and future land acquisition of strategically 
located land that would enhance agricultural preservation and help to define the character 
of development as outlined in this plan. Seek out other funding opportunities and 
financing to implement and sustain the District Plan’s recommendations.  
 

4. Adams County and Brighton should jointly enhance the Ag-Land Preservation sub-
committee and appoint key members. 

                                       
7 Actual grant funding request may vary year over year depending upon available lands for fee-simple 
acquisition in terms of available acreages. Grant applications will be evaluated annually by the Open Space Board 
and the Board of County Commissioners, and others. All land purchases are subject to annual appropriation 
procedures.  
8 See discussion of additional, potential land conservation criteria in Chapter 3 of the Plan. 
 



 12

 
5. As part of the plan, a new, full-time equivalent employee dedicated to local food system 

programming and marketing efforts would be beneficial. This position could be funded 
equally by Adams County and Brighton for a minimum of two years, with evaluation 
thereafter, with the goal of the position to be self-sustaining via grant funds thereafter. 
 

6. Contemplate the release of a request for qualifications or proposals to meet the objectives 
of the District Plan by the development community.  
 

7. Amend Adams County and City of Brighton regulations and standards to help implement 
the Local District Plan in regards to transfer of development rights (TDR), and other 
zoning and design related amendments. 
 

8. Adams County and the City of Brighton will explore other opportunities to work together 
to implement the District Plan’s strategies, actions and recommendations. 
 

9. Pursue opportunities in which historic preservation grants and tax credits might help to 
rehabilitate historic farm properties.  
 
 

 
REFERRAL AGENCY COMMENTS 

 
E-470 Public Highway Authority has no comment on this issue. 
 
The Colorado Department of Public Health and Environment has no comment on this issue. 
 
The Denver International Airport (DIA) Planning Office offered the following general 
comment:    Any future structure, building, tower or other object proposed, that will be at a 
height greater than 200 ft. above ground level will require filing a “Notice of Proposed 
Construction or Alteration” with the Federal Aviation Administration (FAA) via the FAA’s 
7460-1 notification process. A copy of the FAA Advisory was provided to staff.  
 
 

REFERRAL AGENCY COMMENTS RECEIVED AFTER PC STAFF REPORT WAS 
SENT 

 
The Colorado Department of Transportation (CDOT): Avoid farm stands off restricted 
access highways and interstates; coordinate for design transitions; follow advertising/signage 
regulations. 
 
Staff will continue to work with CDOT and other jurisdictions to coordinate for smooth 
transitions on roadways and supports the comment that farm stands should not be sited on 
restricted access highways and interstates and that signage regulations on CDOT roadways 
shall be followed.  
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Commerce City: Coordinate on transportation continuity; asked to be included on technical 
advisory committees; feels stand along City concept conflicts with DRCOG Urban Centers in 
Brighton. 
 
Staff will continue to work with Commerce City and other jurisdictions to coordinate for smooth 
transitions on roadways between jurisdictions. Staff has invited Commerce City to upcoming 
TAC meetings and looks forward to working with Commerce City on their upcoming 
Comprehensive and Transportation Plan updates in a similar role. City of Brighton staff 
inquired to DRCOG regarding urban centers, and DRCOG indicated urban centers were in 
accordance with the District Plan in that they focus density in key locations and discourage 
density in other areas.   
 
Tri-County Health: Supports Plan in terms of local food system providing equitable access to 
foods; supports water and agricultural land conservation strategies; suggests edits to 
recommendations in the text bolder for easier reading  
 
Staff looks forward to working with Tri-County Health in the implementation of the plan in terms 
of local food systems and equitable access to foods, and water and agricultural land 
conservation strategies, and will take the recommendation to make key text recommendations 
bolded for easier reading.  
 

CITIZEN COMMENTS 
 
Staff received seven comments from citizens in regards to the proposed District Plan during the 
referral process. Comments were reviewed by Staff and incorporated into the Plan as 
appropriate. A response from Staff is included after each comment in italics.  
 
In a letter dated February 8, 2016, and sent by email to the City of Brighton, Michael 
Richardson, manager of Brighton Lakes, LLC and General Partner of Indigo Trails, LLLP, 
requested the properties of Brighton Lakes, Indigo Trails, and 40 adjacent acres (SE corner of 
144th and Chambers) be excluded from the District Plan, or designated mixed-use residential. 
While he stated support for the vision of preserving the City of Brighton and Adams County 
agricultural heritage, but also voiced concerns with the Plan. He suggested conducting an 
economic feasibility study to detail funding for the District Plan Vision, exclusion of City-
annexed lands from the Plan Area, moving the western boundary to Sable Road, and other 
suggestions.  
 
Much of the financial information regarding agricultural feasibility in the District Area was 
informed by an Agricultural Market Study performed for the District Plan, and the Market 
Assessment completed for the Be Brighton Comprehensive Plan. The District Plan calls for a 
County-wide market study prior to changes to the TDR program, and additional research 
regarding funding strategies, especially of outside funds, for plan implementation. Brighton 
Lakes, Indigo Trials and the property at 144th and Chambers were not redacted from the District 
Plan Area as this would create a “doughnut hole” of uncertainty for future planning. As these 
properties are generally already in the Brighton City limits or anticipated to be annexed, the 
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District Plan Future Land Use Map defers to the Be Brighton Future Land Use Map for these 
areas, which categories them as low density residential.    
 
In an email dated March 1, 2016, Alan Hale of the City of Brighton Agriculture Land 
Preservation Sub-Committee (Ag-Preservation Sub-Committee), provided comments to the City 
of Brighton regarding the issue of “edges”, or appropriate transitions between agricultural 
property and more developed uses adjoining them. He described special concerns of the Ag-
Preservation Sub-Committee regarding the north and western portions of the generalized District 
Plan Boundary.  
 
Staff met with the Ag-Preservation Sub-Committee on February 29 and March 9, 2016 to discuss 
these concerns and others. Following requests for Future Land Use Plan revisions to the Local 
District Mixed Use category by property owners in the described area, other plan revisions, and 
discussion with the Committee, staff feels this comment has been fully addressed. A letter of 
support was formally submitted by the Ag-Preservation Sub-Committee as described below. 
 
In a letter dated March 10, 2016 the City of Brighton Ag-Preservation Sub-Committee formally 
endorsed their support of the District Plan. The letter describes the outreach of the City of 
Brighton and Adams County, and the opportunity of citizens and stakeholders to participate in 
the plan process and shape the final product. The Committee urges the adoption of the District 
Plan and incorporation into future planning efforts.  
 
Staff appreciates the time and efforts of the Ag-Preservation Sub-Committee to serve in an 
advisory and participatory role during the development of the District Plan, and hopes the 
Committee will continue to shepherd the Plan’s implementation if adopted.    
 
In an email dated February 23, 2016, R. Wayne Walvoord of 346 Miller Avenue, Brighton, 
thanked staff for providing a hard copy of the District Plan at the Open House, and shared 
information regarding CoHousing and Aging in Place. He suggested ways in which local 
jurisdictions could work together on this issue, and asked to be aligned with known contacts with 
similar interests.   
 
Staff appreciated Mr. Walvoord’s sharing of information and looks forward to working with him 
and other contacts and stakeholders on CoHousing and Aging in Place opportunities. Staff 
requests Mr. Walvoord serve on the Technical Advisory Committee for the next Balanced 
Housing Plan update.   
 
In separate emails dated February 24 and February 25, 2016, Brook and Mianne Besser of 14640 
E. 136th Avenue, Brighton, expressed concerns regarding the lack of knowledge of the timing 
and the rights of ways/cross section location of improvements to 136th Avenue and Sable. Not 
knowing where roads and sidewalks would be located caused concerns for those with homes 
near the roads, and uncertainty in regards to property improvements.  
 
Staff spoke to Mr. Besser on March 3, 2016 and spoke with Kimberly Dahl at the City of 
Brighton, Transportation Department. Ms. Dahl indicated a study was being conducted at the 
intersection of 136th and Sable to better understand traffic needs and design options, and that 
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alignment designs were not available as the road improvements would be demand-driven and 
likely after 2040.  
 
In an email dated March 4, 2016, Janice Miles sent an email expressing concerns the City of 
Brighton and Adams County were disallowing property owners in the District Plan Area to sell 
their land for development.  
 
The District Plan contains a variety of provisions to expand development options for property 
owners. Property owners may sell their lands without restriction. The District Plan does not 
preclude development opportunities in accordance with the Plan. Staff welcomes a meeting to 
discuss future plans with property owners or further discuss their options.   
 
After meeting with Adams County staff on March 1, 2016, and subsequent refinement over 
email, Phyllis Mayhew, 14801 E. 144th Avenue, Brighton, and Anne Anderson, 14605 Sable 
Blvd., Brighton, submitted the following written statement approved jointly on March 9, 2016:  
 
We would like to see the red and the green portions of the Future Land Use Map in the upward 
northwest of the study area changed from red (Employment- Commercial) and green 
(Agriculture and Parks and Open Space) to the brown, Local District Mixed Use category. We 
would like to get a little closer in the plan to bringing in higher use development to this area and 
our land. We want to encourage higher value development prices in this area. We are concerned 
about appraisals being low because of a lack of recent sales and it is hard to know how to know 
and time the market in terms of selling. We must think of our family needs. Overall, we have 
concerns about the generation below coming up and taking over farms. A lot of turnover in 
farming could be the outcome going forward with the new plan because of little experience in 
being able to look into the future of when there will be crop excess, a good year for paying bills 
and maintaining daily life, or bad years due to weather or decrease in crop profits so then with no 
profit for the hard work done and the ensuing debt. Many of the younger generation wants no 
part of farming. We felt heard today although our concerns remain with what our futures hold 
with this new district plan. 
 

The District Plan Future Land Use Map was amended to reflect Ms. Mayhew and Ms. 
Anderson’s desires to have their properties in the District Plan Mixed Use category.  
 

 
CITIZEN COMMENTS RECEIVED AFTER PC STAFF REPORT WAS SENT 

 
Staff received four comments from citizens in regards to the proposed District Plan after sending 
the Planning Commission staff report, but prior to the Planning Commission public hearing. A 
response from Staff is included after each comment in italics.  
 
In an email dated March 21, 2016, Robert Brown, 151 Terra Vista St., Brighton indicated he was 
very supportive of plan; unique opportunity to preserve farmland and agricultural character while 
promoting balanced growth.  
 
Staff appreciates Mr. Brown’s comment.  
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In a letter dated March 21, 2016 Todd Gilchrist, 2045 Donna Street, Brighton said he 
enthusiastically supports the plan. He said it keeps existing open space sales taxes local; the plan 
recognizes economic potential of agricultural preservation efforts; and the plan supports a higher 
quality of life and balances rural and urban community values in light of the needs of a changing 
population.  
 
Staff appreciates Mr. Gilchrist’s comment.  
 
In an online submission to the www.DistrictPlan.org website, Christopher Gomez of Brighton 
describes other areas with agricultural businesses and a small town feel, He said he feels when 
people tied to the growth of food creates community, and wants this for his community in 
Brighton.  
 
Staff appreciates Mr. Gomez’s comment.  
 
In a letter dated March 24, 2016 and provided by email, Timothy Flanagan the firm of Fowler, 
Schimberg & Flanagan, indicted he represented Debora Palizzi, Anna Maria Taylor, Rick 
Taylor, Craig Ritchey, Becky Scott, Elaine Schaefer, Morimitsu Family Farm (tenant-farmed by 
Petrocco Farms). He said his clients had been attending several of the neighborhood meetings 
and are concerned their questions and comments had not been headed. He said they are 
supportive of farm land preservation and the goals of a local food system, but they are generally 
against the plan and asked three questions (corresponding staff response in italics):    
 
1. Will ADCO or City compensate my clients for any conservation or recreational easements? 

Yes, if Adams County or the City of Brighton seeks easements, any lands voluntary sold or 
conserved will be compensated at fair market value based on an appraisal process.  

2. Will ADCO or City compensate my clients for the loss of development rights if Plan is 
adopted? 
No, the District Plan does not change development rights for current zoning.  

3. Will ADCO compensate my clients for the loss or acquisition of transferable development 
rights? 
 The County does not purchase development rights. The District Plan recommends 
expanding the number of transferable development rights for property in this area.  

 
Staff is happy to work with property owners to answer any additional questions they may have, 
and welcomes a meeting to discuss future plans with property owners or further discuss their 
options.  
 

PLANNING COMMISSION UPDATE 
 
The Planning Commission considered this case on March 24, 2016 and voted to adopt the 
District Plan. The vote was six in favor and one against adoption. Commissioner Mosko was the 
dissenting vote. Based on the Adams County Development Standards and Regulations within 
Section 2-02-12-04, the Planning Commission makes the decision on the case; the matter is then 
referred to the Board of County Commissioners to ratify the decision through a public meeting. 
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This is in accordance with Colorado Revised Statute 30-28-106 which states that Colorado does 
not mandate the adoption of a master plan by a county, but rather it authorizes the board of 
county commissioners to appoint a planning commission whose duty it is to make and adopt a 
master plan. 
 
At the Planning Commission hearing, six people spoke highly in favor of the District Plan, and 
three spoke in favor of the Plan’s vision but with additional questions or concerns. Three others 
asked clarifying questions and did not indicate support or discontent with the Plan. Questions 
and concerns included the expansion of government by an additional employee and the viability 
of ecotourism, how additional farming operations and development may impact existing wells, a 
need for additional flexibility in the plan, and a scaling and slowing down of the plan to be more 
realistic. Staff notes the Plan contemplates a range of applications from traditional to forward-
thinking approaches to implementation. Staff also noted the plan allows flexibility in regard to 
land use that ranges from industrial, commercial, residential and agricultural, consistent with the 
vision of the plan.  
 
One resident asked if the Plan would force the sale of their property or forcefully annex their 
property into the City of Brighton, and staff responded that selling land was up to property 
owners, and that the City of Brighton cannot force land to be annexed; a property owner can go 
through the annexation process if their property meets the criteria and they choose to do so. 
Other concerns where that the Plan did not address community farms or have enough protection 
to protect existing farmers from the complaints of new residential development in terms of 
agricultural smells. Staff noted that the Plan addresses ditch shares and that well water is subject 
to state water parameters, and existing protection of water rights will not change. Several 
residents had questions regarding traffic and the timing and location of street improvements. 
Adams County Engineering staff responded to these questions regarding the process of 
development driven roadway improvements. Several questions as to whether the Plan changed 
existing zoning and development entitlements were expressed and answered that the Plan does 
not rezone property or change existing entitlements.  
 
Six people spoke against some parts of the Plan or against the Plan’s adoption. Concerns were 
voiced that the plan limited property rights, that a plan was not necessary, that farmers should 
not be told what to do with their lands, that there were not a lot of new generations of farmers 
coming up, that the planning area was too large for experimentation, and the Plan needed to be 
slowed down, scaled back and have more flexibility.  
 
A representative from the I-70 Regional Economic Advancement Partnership (REAP) shared the 
I-70 agritourism marketing program that may be adapted to be utilized in the District Plan area.  
 
Following the public hearing, the Planning Commission asked staff to respond to the three 
questions provided in a letter by several property owners prior to the public hearing (this letter is 
described in the Citizen Comments Section below and attached in the packet’s supporting 
documentations).  
 
Excerpt from letter from Fowler, Schimberg and Flanagan, dated March 24, 2016, and a 
summary of the staff response is presented below in italics:  
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1. Will ADCO or City compensate my clients for any conservation or recreational easements? 

Yes, if Adams County or the City of Brighton seeks easements, any lands voluntary sold or 
conserved will be compensated at fair market value based on an appraisal process.  

2. Will ADCO or City compensate my clients for the loss of development rights if Plan is 
adopted? 
No, the District Plan does not change development rights for current zoning.  

3. Will ADCO compensate my clients for the loss or acquisition of transferable development 
rights? 
The County does not purchase development rights. The District Plan recommends expanding 
the number of transferable development rights for property in this area.  

 
Staff will continue to work with residents in the District Plan area to address transportation and 
other concerns.  
 
Staff also provided information regarding the adoption note, prior to the adoption motion. Staff 
indicated that the City of Brighton shared the same note to allow for minor corrections up until 
May 31, 2016 to allow for minor revisions and coordination between the two plans following the 
adoption proceedings. The City of Brighton Planning Commission asked that a cover sheet be 
included prior to the appendices to note the appendices contained supporting information which 
was used to develop the plan. Staff anticipates this revision will be available for review prior to 
the BOCC hearing. This is an example of a revision staff believes falls under this note, and any 
such revisions will be provided for review and approval by the Planning Commission following 
coordination with the City of Brighton.  
 

 
RECOMMENDATION 

 
Staff believes the proposed District Plan demonstrates a more proactive, and forward thinking 
approach to planning for this area. The Plan also creates more collaboration between Adams 
County, the City of Brighton, and the District Plan community. Therefore, staff recommends 
ratification based on the following findings of fact, and one note:  

 

PC Recommendation:                       RATIFICATION with 5 Findings of Fact and 1 Note 

Staff Recommendation:                    RATIFICATION with 5 Findings of Fact and 1 Note 

 

RECOMMENDED FINDINGS OF FACT 

1. Development patterns or factors have substantially changed in ways that necessitate or 
support the plan.  
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2. The proposed District Plan is consistent with the goals and policies of the Adams County 
Comprehensive Plan. 

3. The proposed District Plan is consistent and/or compatible with the land use, 
transportation, and open space plans in the Adams County Comprehensive Plan. 

4. The proposed District Plan advances the health, safety, and welfare of the citizens and 
property owners of Adams County. 

5. The proposed District Plan does not overburden the County’s existing or planned 
infrastructure systems, or else provides measures to mitigate such impacts. 

 
RECOMMENDED CONDITION OF APPROVAL 

 
Recommended Note: 
 

1. Up until May 31, 2016, the Office of Long Range Strategic Planning staff may make 
minor corrections to the District Plan, including but not limited to, typographical errors, 
to ensure accuracy and consistency throughout the Plan, and to coordinate consistency 
with the Be Brighton Plan. 
 

 
EXHIBITS 

 
The District Plan may be viewed online: www.DistrictPlan.org or 

http://www.adcogov.org/index.aspx?nid=1420 
 

What’s the Latest with the District Plan Video may be viewed on YouTube: 
https://www.youtube.com/watch?v=I4CoOFeeia8  

 
Exhibit 1 - Maps 

Exhibit 1.1 Simple 
PC Staff Report 
Exhibit 2 - Referral Agency Labels 
Exhibit 3 - Referral Agency Comments 

Exhibit 3.1 - E-470 Public Highway Authority 
Exhibit 3.2 - Colorado Department of Public Health and Environment 
Exhibit 3.3 - Denver International Airport (DIA) Planning Department 
Exhibit 3.4 - Adams County Parks and Open Space 
Exhibit 3.5 - Adams County Office of Sustainability  
[Referral Agency Comments received after PC staff report but prior to public hearing] 
Exhibit 3.6 – Colorado Department of Transportation (CDOT) 
Exhibit 3.7 – Commerce City 
Exhibit 3.8 – Tri-County Health Department  
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Exhibit 4 - Citizen Comments 
Exhibit 4.1 - Michael Richardson 
Exhibit 4.2 - Alan Hale 
Exhibit 4.3 - City of Brighton Agriculture Sub-Committee 
Exhibit 4.4 - R. Wayne Walvoord 
Exhibit 4.5 - Brook Mianne Besser 
Exhibit 4.6 - Janice Miles 
Exhibit 4.7 - Phyllis Mayhew and Anne Anderson 
[Citizen Comments received after PC staff report but prior to public hearing]  
Exhibit 4.8 – Robert Brown 
Exhibit 4.9 – Todd Gilchrist 
Exhibit 4.10 – Christopher Gomez 
Exhibit 4.11 – Timothy Flanagan  
 

 
Exhibit 5 - Associated Case Material 

Exhibit 5.1 - Request for Comments and Public Hearing Notice 
Exhibit 5.2 - Newspaper Publication 
Exhibit 5.3 - Newspaper Ads 
Exhibit 5.4 – Memo and Spreadsheet Regarding Changes to Draft Plan 
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