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1

REVIEW OF:

Redlined Amendments as Provided by McWhinney

Compared to

Redlined Amendments as Provided in Staff Report

**For purposes of this review, we only draw your attention to those sections where there are inconsistencies between the two documents; we

do not cite to sections where the two documents were consistent in language proposed.

Amendments in Document Provided by McWhinney (page number) Amendments in Staff Report
(page number)

SECTION 1

(see page 1-5) (see page 1-5)
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Amendments in Document Provided by McWhinney (page number) Amendments in Staff Report
(page number)

(see page 1-5) (see page 1-5)

(see page 1-6). No proposed reivsion to the current GDP in this
version.

(see page 1-6)
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Amendments in Document Provided by McWhinney (page number) Amendments in Staff Report
(page number)

SECTION 2

(see page 2-5) (see page 2-5)

. . .

(see page 2-6)

. . .

(see page 2-6)
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Amendments in Document Provided by McWhinney (page number) Amendments in Staff Report
(page number)

(see page 2-9) (see page 2-9)

SECTION 6

(see page 6-7). No proposed revision to the current GDP language in
this version.

(see page 6-7)
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Amendments in Document Provided by McWhinney (page number) Amendments in Staff Report
(page number)

(continued)

. . .

. . .

(see page 6-7). No proposed revision to the current GDP in this
version.

(continued)

. . .

. . .
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Amendments in Document Provided by McWhinney (page number) Amendments in Staff Report
(page number)

(see page 6-7)

6.12.C.1

(see page 6-9). No proposed revision to the current GDP in this
version.

6.12.C.1

(see page 6-9)

SECTION 7

Section 7 was not included in the document provided by
McWhinney.

7.17.2
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Amendments in Document Provided by McWhinney (page number) Amendments in Staff Report
(page number)

(see page 7-9)

SECTION 12

(see page 12-4)
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Amendments in Document Provided by McWhinney (page number) Amendments in Staff Report
(page number)

(see page 12-4)
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Planning Commission Staff Report  

April 9, 2012 

 

  Agenda #: Regular Agenda - 1 

Title: Millennium GDP Amendment #9  

Applicant: McWhinney Enterprises 

Request:  General Development Plan 

Amendment 

Location: The PUD is generally located on the 
east side of Loveland. It contains 
parcels on both the north and south 
sides of Highway 34 between the 
western edge Mountain Lion Drive 
and east of I-25 to High Plains 
Boulevard (County Road 3).   

Existing Zoning:   Planned Unit Development  

Staff Planner: Kerri Burchett 
 

Staff Recommendation  
Subject to additional evidence presented at the public 
hearing, City staff recommends the following motion: 
 
Recommended Motions: 

 
1. Move to make the findings listed in Section VII of this 

report dated April 9, 2012 and, based on those findings, 
recommend that City Council approve the Millennium 
Addition PUD General Development Plan 9th 
Amendment. 
 

2.   
 

Summary 

This is a public hearing to consider an amendment to the Millennium Addition PUD General Development 
Plan that would: 
 1)  Add definitions for light and heavy manufacturing and specify location allowances for each use; 

2)  Adjust non-residential site planning criteria for shadow/shading analysis and context diagrams;   
3)  Modify public hearing requirement criteria for development proposals; and,  
4)  Divide sub-parcel A-2 into two distinct sub-parcels on the east side of I-25. 
 

City staff has reviewed the proposed amendment and believes that all required findings contained in Section 
VII of the staff report can be made, with emphasis on the following: 

 The amendment is in compliance with the City's Comprehensive Master Plan; 
 The amendment will not negatively impact traffic or City utilities; 
 The revisions proposed in the amendment should not have negative impacts on neighboring 

properties; and 
 Development in conjunction with the GDP Amendment will be in harmony with existing and future 

development through the incorporation of high quality design standards and transition requirements.  

Development Services 
Current Planning 

500 East Third Street, Suite 310    Loveland, CO  80537 
(970) 962-2523    Fax (970) 962-2945    TDD (970) 962-2620 

www.cityofloveland.org 
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I. ATTACHMENTS 

1. Millennium PUD Vicinity Map showing City limits 
2. Narrative description of the requested amendment provided by applicant 
3. Amended Millennium GDP sections with proposed changes redlined 
4. Map 4 Revisions 
5. Narrative of revised land use legend for Map 4 

 
 

II. VICINITY MAP 

 

 

 

The Millennium General Development Plan (GDP) governs land use within the Millennium 
Planned Unit Development (PUD). The PUD contains approximately 2,916 acres within four 
separate parcels: A, B, C and D as identified in the vicinity map above. Parcel A, which includes the 
Promenade Shops at Centerra, is located east of I-25 and north of Highway 34. Parcel B, which 
includes the Medical Center of the Rockies and various office, research and multifamily uses,  is 
generally located east and south of Houts Reservoir and Equalizer Lake. Parcel B also incorporates 
two separate areas along Highway 34. Parcel C is located west of Houts Reservoir and Equalizer 
Lake and is bounded by Boyd Lake Avenue on the west. Lastly, Parcel D is located south of 
Highway 34 and west of Mountain View High School. Parcel D includes the development of 
Lowes, Kohls and residential uses along East 1st and 5th Streets.  
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III. PROJECT DESCRIPTION 

 
Summary 

 
The GDP Amendment was initiated at the request of the City's Economic Development Department.  
In collaboration with McWhinney Enterprises, the Department identified certain process 
improvements and revisions to the GDP that would enable the City to provide more competitive 
review time frames to companies considering Loveland. The Amendment proposes four general 
modifications to the GDP document:   
 

1. Add definitions for light and heavy manufacturing and specify location allowances for each 
use; 

2. Modify public hearing requirement criteria for development proposals; 
3. Adjust non-residential site planning criteria for shadow/shading analysis and context 

diagrams; and  
4. Divide sub-parcel A-2 into two distinct sub-parcels on the east side of I-25. 

 
The revisions proposed in the amendment would help streamline City processes to help meet the 
market demand for permit ready sites. The amendment would also remove process requirements 
specific to the GDP that are not required in similar zone districts within the City and, in effect, 
"level the playing field" compared to other conventionally zoned property. The high quality 
architectural and site planning standards in the GDP along with the thresholds identified for public 
review by City Council would be maintained. 
 
The following contains a more detailed description of each proposed revision requested in the 
Amendment. While the requested amendment affects the entire PUD, only the GDP sections and 
maps proposed to be revised have been included as an attachment to this staff report. The revisions 
to each section are identified in a redline/strikethrough format (Attachment 3). A copy of the 
complete Millennium PUD GDP document is available for viewing at the Current Planning office.   
 

1. Light and Heavy Manufacturing Definitions and Use Location 

 

The GDP currently contains a definition for manufacturing that narrowly describes manufacturing 
as related to goods and products produced from extracted or raw materials. The definition of 
manufacturing provided in Section 13 of the GDP is as follows:  
 

"Manufacturing" means a facility wherein goods are produced or repaired, using necessary 
equipment for the manufacturing of materials or products from extracted or raw materials." 

 

The use of manufacturing falls within the heavy industrial land use designation in the GDP, which 
requires approval of a special review in many of the non-residential sub-parcels. The special review 
process involves a neighborhood meeting with a comment and appeal period which lengthens the 
City's processing timeframe and could create uncertainty for prospective companies. The GDP does 
not differentiate between varying intensities or impacts of the manufacturing activities on 
surrounding properties. The amendment proposes to add definitions for light and heavy 
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GDP AMENDMENT 
Light Manufacturing Definition: 

Manufacturing that is predominantly from 
previously prepared materials, of finished 
products or parts, including processing, 
fabrication, assembly, treatment, 
packaging, incidental storage, sales and 
distribution of such products provided all 
manufacturing activities are contained 
within a building. 

manufacturing in order to differentiate the activities and provide appropriate location allowances for 
each use. 
The proposed definition for light manufacturing would 
require that the manufacturing activities be contained 
entirely within a building, thereby reducing external 
impacts on surrounding properties. Light industrial uses 
would include activities such as processing, fabrication, 
assembly, packaging and distribution from previously 
prepared materials. Light manufacturing would be 
classified as a light industrial use in the GDP and as 
proposed, would not be subject to a special review 
approval on non-residential sub-parcels.  
 
Heavy manufacturing would be defined as processing 
and manufacturing of materials or products primarily 
from extracted or raw materials. The use could involve 
outside activities and would remain classified as a heavy 
industrial use in the GDP. Heavy manufacturing would 
require special review approval in many of the non-
residential sub-parcels. Additionally, any heavy 
industrial use proposed adjacent to a built or platted 
residential property would require Planning Commission 
approval. 
 

 

2. Public Hearing Requirement Criteria 

 

Section 12 of the GDP provides regulatory procedures for developing in the Millennium PUD. The 
regulatory procedures incorporate items such as required approval from the Centerra Design 
Review Committee, the process for administrative variations of the performance standards and an 
outline of the City review process. The review process is divided into two components for uses by 
right as described in Section 12.3.3: administrative review and public review.  
 
Unlike similar conventionally zoned properties in the City, such as the City's Developing Business 
and Industrial zone districts, the GDP specifies criteria and thresholds for when a use-by-right 
development project requires public review and approval from the Planning Commission or City 
Council. The GDP outlines six thresholds that would require Planning Commission approval 
generally including: i) building heights over 60 feet in height; ii) buildings over 100,000 square 
feet; iii) buildings over 50,000 square feet abutting residential properties; iv) heavy commercial 
uses abutting residential properties; v) heavy industrial uses abutting residential properties; and vi) 
veterinary facilities and clinic with outdoor uses adjacent to a residential neighborhood. 
 
The only zoning district outside of the Millennium PUD that includes provisions requiring Planning 
Commission approval based on building size is the City's downtown Be-Established Business 
Zone.  In the Be zone, buildings over 25,000 square feet in the General Core Area of Downtown, 
buildings over 10,000 square feet in the Neighborhood Transition Area and buildings exceeding 70 

GDP AMENDMENT 
Heavy Manufacturing Definition: 

Manufacturing that is engaged in the 
basic processing and manufacturing of 
materials or products, predominantly from 
extracted or raw materials, petrochemical 
and rubber refining, primarily metal 
mining, or similar uses. 
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feet in height require approval by Planning Commission. In establishing the thresholds for public 
review in the Be zone, the City recognized that the downtown area has characteristics unique to the 
historic core of the City and public involvement was necessary. The historical nature of downtown 
properties and preservation of architectural form and character is very different from the greenfield 
development within the Millennium. 
 
In the GDP Amendment, the applicant 
and the City's Economic Development 
Department are proposing revisions to 
the defined thresholds in which public 
review and Planning Commission 
approval would be necessary. The 
purpose of the revision is to "level the 
playing field” compared to other 
properties zoned to allow light 
industrial/light manufacturing uses. The 
requirement for a public hearing before 
the Planning Commission would be 
based more on the proximity of a use to 
a built or platted residential 
neighborhood as opposed to the actual 
height, square footage or use of the 
building itself.  An example would be 
that a commercial or light 
manufacturing use over 100,000 square 
feet could be processed without a 
Planning Commission hearing, 
provided the use was not located 
abutting a platted or built single family 
residential neighborhood.  
 
The GDP amendment would enable the City to provide more competitive review time frames to 
companies considering Loveland by streamlining the processes.  Indirectly, the amendment would 
encourage tall buildings and buildings with large square footages to locate  in areas not directly 
adjacent to single family residential properties by eliminating the public hearing process based on 
the building's location. The amendment would not alter the criteria of requiring a public hearing 
before the Planning Commission and City Council for  development projects with 500,000 or more 
gross square feet.        
 

 

3. Non-Residential Site Planning Criteria Revisions  

 
Section 6 of the GDP provides non-residential site planning criteria for all development within the 
Millennium PUD. Dimensional standards such as setbacks, building heights and open space are 
outlined along with site layout, compatibility criteria such as screening, noise and bufferyards and 
design considerations. Two components of this section are proposed to be modified with the GDP 

GDP AMENDMENT 

Planning Commission hearing required for: 

 Any single Building over 60’ in height directly abutting 
one or more existing platted or built Single Family 
Detached or Single Family Attached residential 
properties, or with only an intervening street of collector 
or smaller street classification; 

 Any single Building over 50,000 gross square feet 
directly abutting one or more existing platted or built 
Single Family Detached or Single Family Attached 
residential properties, or with only an intervening street 
of local or smaller street classification; 

 Any Heavy Commercial Use directly abutting one or 
more existing platted or built Single Family Detached or 
Single Family Attached residential properties or with 
only an intervening street of collector or smaller street 
classification; 

 Any Heavy Industrial Use abutting one or more existing 
platted or built residential properties or with only an 
intervening street of collector or smaller street 
classification; and  

 Veterinary facilities, Animal Clinics, Small Outdoor Use, 
and/or Pet Day Care Facilities with outdoor use 
adjacent to an existing platted or built residential 
neighborhood. 
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Amendment relating to the shadow/shading analysis requirement and provision of a context 
diagram with large campus-style developments.  
 
Shadow and Shading Analysis: Developments proposing building heights greater than fifty-five feet 
in the PUD require a shadow analysis to identify any impacts of shading and shadows cast by the 
proposed building. Design standards in the GDP require that buildings be located and designed so 
as to not have substantial adverse impacts on natural and artificial light on neighboring properties. 
Adverse impacts include casting shadows on property that would preclude the use of solar energy, 
contributing to the accumulation of snow and ice during the winter and shading windows or gardens 
for more than three months out of a year.  
 
If a project does not comply with the strict interpretation of the shadow analysis requirements, but 
meets the intent of the standard, the GDP requires the applicant to obtain approval from the  
affected property owner. If approval from the property owner is not obtained, a redesign of the 
project may be necessary without any means of relief from a strict interpretation of the standard. 
The applicant is therefore requesting that this requirement be removed. The regulatory procedures 
in Section 12 of the GDP provide a process and necessary findings in which the Director of 
Development Services can approve variations to GDP standards. With the proposed amendment and 
the removal of the requirement for a third party approval, variations to the shadow analysis would 
be subject to the same regulatory procedures as all other design standards in the GDP.   
 

Context Diagram: A context diagram is a 
schematic map or plan accompanying a proposed 
development that shows how the project relates 
to its surrounding areas. The diagram is used to 
ensure that the area is planned cohesively and 
consistently in terms of land uses, pedestrian and 
vehicular circulation patterns, open space areas 
and utilities. The requirement for providing a 
context diagram is unique to projects within the 
Millennium PUD and is not required in other 
zone districts in the City. The diagram, which is 
administratively approved,  must accompany 
plats and site development plans for 
developments proposed within 1/4 mile of either 
I-25 or US 34 or  within a mixed use village 
center.  At the City's request, the requirement for 
providing a context diagram is being expanded 
with the GDP Amendment to include all multi-
phased campus-style developments of 50 acres or 
more. This will enable better planning and 
coordination efforts for phased campuses. 
  
  

GDP AMENDMENT 

Context Diagram 

Multi-phased campus style development 
projects of 50 acres in size or larger, the 
Applicant shall submit for review by the City in 
conjunction with the first Site Development Plan 
review process, a possible configuration (or 
alternative configurations) of land within the 
defined campus. The context diagram shall 
include the following: 
 

A. Potential land uses and existing land 
uses; 

B. Pedestrian and vehicular circulation 
patterns; 

C. Open Space areas; 
D. Conceptual drainage and utility systems; 
E. Linkages to areas immediately adjacent, 

important views, corridors and vistas, and 
Environmentally sensitive Areas (as 
identified within this GDP). 
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4. Divide sub-parcel A-2 into two distinct sub-parcels on the east side of I-25. 
 
Sub-parcel A-2, located on the east side of I-25, consists of approximately 320 acres. The parcel can 
be developed to include a variety of commercial, industrial, residential and mixed use 
neighborhoods with a maximum of 1,568 residential dwelling units permitted. In the GDP 
Amendment, the applicant has requested to sub divide this parcel into two distinct sub-parcels and 
reallocate the approved number of dwellings units between the new sub-parcels. No increase to the 
maximum number of residential units is requested in the amendment  The new sub-parcel A-2 
would consist of approximately 185 acres and permit 880 dwelling units. The newly created sub-
parcel A-8  would consist of 
approximately 144 acres with 
688 residential units permitted.  
 
Permitted land uses within sub- 
parcel A-2 would remain 
unchanged. Allowed land uses 
within sub parcel A-8 would be 
consistent with those of A-2 with 
the exception that heavy 
commercial uses would be 
permitted as a use by right. 
Heavy commercial use is 
currently subject to special 
review approval in sub-parcel A-
2 due to the proximity of 
residential uses east of the 
parcel. Heavy commercial land 
uses include grocery stores, large 
retail establishments, auto 
related uses, convenience stores, 
self-storage facilities and 
entertainment facilities.      
 

GDP Amendment: Parcel A-2 and A-8 Proposed Land Uses 
 
SUB- 
PARCEL: 

 
 
ACRES: 

 
 
USES-BY-RIGHT: 

 
 
SPECIAL REVIEW 
USES: 

MAXIMUM DENSITY FOR ANY 
INDIVIDUAL PHASE ON A 
SINGLE PLAT 
(RESIDENTIAL USE ONLY): 

 
MAXIMUM # 
RESIDENTIAL 
UNITS: 

A2 185 

Institutional/Civic/Public 
Light Commercial 
Light Industrial 
Mixed-Use Village Center (MUVC) 
Residential (Not in a MUN) 
Residential  Mixed-Use 
        Neighborhood 
Parks and Open Space 

 
Heavy Commercial 
Heavy Industrial 

 
 
 
 
MUVC+ 
RES (Not in a MUN) 30 DU/AC++ 
RES (MUN) 30 DU/AC+++ 

 
880 

A8 144 

Institutional/Civic/Public 
Light Commercial 
Heavy Commercial 
Light Industrial 
Mixed-Use Village Center (MVUC) 
Residential (Not in a MUN) 
Parks and Open Space 

 
Heavy Industrial 

 
MUVC+ 
RES (not in a MUN) 30 DU/AC ++ 
RES (MUN) 30 DU/AC+++ 

 
688 
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IV. KEY ISSUES 

 
City staff believes that there are no key issues associated with the GDP Amendment request.  
 

 

V. BACKGROUND 

 
The Millennium Addition PUD and GDP was approved by City Council in September of 2000. 
Since its approval, the GDP has been amended several times to reallocate and increase the 
maximum number of residential units in designated parcels, add land area, provide new definitions 
and modify land use locations. 
 
 
VI. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 

 

A. Notification 
An affidavit was received from McWhinney Enterprises which certifies that the surrounding 
property owners within 1,000 feet of the PUD boundaries and all property owners within the PUD 
were notified on March 9, 2012 of a neighborhood meeting held on March 21, 2012. The notice 
also included the date and time of the Planning Commission hearing. The affidavit from 
McWhinney Enterprises also certifies that notices were posted in prominent locations within the 
PUD on March 6, 2012.  In addition, a notice was published in the Reporter Herald on March 24, 
2012.  All notices stated that the Planning Commission will hold a public hearing on April 9, 2012 
to consider the matter. 
 
B. Neighborhood Response 

A neighborhood meeting was held on March 21, 2012. There were 29 neighbors, along with the 
applicant and city staff, in attendance.  Many of the questions from the neighborhood focused on 
development plans along Boyd Lake Avenue, north of High Plans Village (Parcel C shown in the 
vicinity map). No specific development proposal has been received for this area and the applicant 
indicated development timing was based on market conditions. General discussion focused on 
where heavy manufacturing could be located in various parcels occurred. Other general questions 
included the following:  

 School location in Van de Water parcel; 
 Flight numbers at the airport;  
 Grand Station plans; 
 Grocery store possibilities; 
 Development at the former waterpark site; 
 Development patterns on Crossroads Boulevard; 
 Property values;  
 Active properties being marketed; and  
 Timing of when the former dog track will be removed.   

 
  

Exhibits to Staff Report, Page 130Item 14



Planning Commission, April 9, 2012                                 9                                EXHIBIT B 

Specific to the amendment, questions were voiced concerning the removal of the public hearing 
process for future developments. The applicant explained that thresholds were being maintained 
based on building square footage and building height, along with heavy industrial and commercial 
uses, that would require a public hearing before Planning Commission when the use abutted 
existing, built or platted single family attached or detached uses.     
 
After the neighborhood meeting, City staff has received one call from a resident who could not 
attend the meeting. The resident voiced concerns about non-residential development occurring 
along Boyd Lake Avenue.   
 
VII. FINDINGS AND ANALYSIS 

In reviewing the application, the Planning Commission must determine if the findings specified in 
the Municipal Code can be met. These findings are listed in italicized font below, along with a 
summary analysis provided by City staff. If, based on the submitted application, the Planning 
Commission determines that the findings can be met, the Planning Commission shall recommend 
approval of the GDP amendment application. If the Planning Commission determines that the 
findings cannot be met, the Planning Commission must recommend disapproval of the amendment.    
 

Finding 1. Whether the general development plan conforms to the requirements of this Chapter 
18.41, to the City’s master plans and to any other applicable area plan. 
 
Current Planning:  Staff is of the opinion that the Millennium General Development Plan 9th 
Amendment is in substantial compliance with the City of Loveland Comprehensive Master Plan. 
Residential densities are not proposed to be modified with the amendment and are in alignment with 
the Master Plan. Additionally, there are no substantial changes proposed for the location of land 
uses throughout the PUD. The amendment proposes to add definitions for light and heavy 
manufacturing to separate and distinguish the uses based on their external impacts. City staff is in 
support of this distinction, which closely aligns with the City's light and heavy industrial definitions 
in the Municipal Code. Light manufacturing conducted entirely within a building would be added to 
the list of allowable uses by right in areas of the PUD that currently permit light industrial uses. 
Other light industrial uses approved in the PUD include warehouses and distribution, flex office, 
research and development, warehouses, medical laboratories, custom small industry uses, and 
outdoor storage of RV's, boats and trucks. Staff believes that light manufacturing conducted within 
a building is similar in nature to those uses permitted in the light industrial areas and with the GDP 
design standards would be consistent with the City's Master Plan.      
 
Finding 2. Whether the proposed development will negatively impact traffic in the area. 
 

Transportation: Staff believes that this finding can be met, due to the following: 
 
 The Transportation Development Review Division has reviewed the requested General 

Development Plan amendment. Master Traffic Impact Studies were submitted with the 
original GDP and subsequent major amendments that demonstrated the transportation 
system, incorporating typical expected improvements, could adequately serve the 
conceptual land uses proposed. 
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 Traffic Impact Studies will be required with subsequent submittals of specific 
development plans. Full analysis of traffic impacts along with street design issues 
specific to the development will then be reviewed to determine specific transportation 
requirements. Any additional devices or measures needed to mitigate traffic impacts will 
be addressed at that time.  

 The proposed application has demonstrated that all future development within the GDP 
will comply with the City's ACF Ordinance to ensure that at the time of development, 
traffic will not be negatively impacted.  

 

Finding 3. Whether the proposed development will negatively impact City utilities. 
 

Power: Staff believes that this finding can be met, due to the following: 
 
 The existing electric facilities are adequate and available for extension to the projected 

uses. The proposed development meets the criteria for level of service as outlined in the 
ACF ordinance. 

 Regarding the division of sub-parcel A-2 into two separate sub-parcels, there are three-
phase underground 600-amp and 200-amp feeders located along the east side of Centerra 
Parkway. Vaults also are located along the east side of Centerra Parkway, with one 
specifically located at the southeast corner of Sky Pond Drive and Centerra Parkway. 
Power will be extended onto the site from these vaults at the developer’s expense per 
City Municipal Codes. 

 
Water/Wastewater: Staff believes that this finding can be met, due to the following: 

 
 This development is situated within the City’s current service area for both water and 

wastewater.  
 The GDP is consistent with the Department’s Water and Wastewater master plan by 

being consistent with the 2005 Comprehensive Master Plan. The proposed development 
will not negatively impact City water and wastewater facilities. 
 

Stormwater: Staff believes that this finding can be met, due to the following: 
 
 The GDP Amendment parcels are located within various basins as defined by the City of 

Loveland Master Drainage Plan. With the proposed Millennium development, the 
Developer is planning various stormwater detention ponds that will adequately detain 
and release stormwater runoff in a manner that will eliminate off-site impacts. Therefore, 
when final designed and constructed, the Millennium parcels will not negatively affect 
City storm drainage utilities. Amendment #9 does not have any impact on stormwater 
facilities planned within the Millennium development. 
 

Fire Prevention:. Staff believes that this finding can be met due to the following: 
 The site will comply with the requirements in the ACF Ordinance for response 

distance requirements from the first due Engine Company (Stations 1, 4 and 6). 
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 The proposed development will not negatively impact fire protection for the subject 
development. 
 

Finding 4. Whether the proposed development will have detrimental impact on property that is 
sufficient proximity to the proposed development to be affected by it. 
 
Current Planning:  Staff believes that this finding can be met. The revisions proposed in the GDP 
Amendment should not have negative impacts on neighboring properties.  The Millennium GDP 
contains adequate development standards to ensure that new development is compatible with 
existing development and that new development is of a high quality that brings value to the 
community. 

     
Finding 5. The proposed development will be complimentary to and in harmony with existing 
development and future development plans for the area in which the proposed development is to 
take place by: 
 

5a. Incorporating natural physical features into the development design and providing 
sufficient open spaces considering the type of intensity of use. 
 

Current Planning:  Staff believes that this finding can be met. The Millennium GDP 
contains provisions that address the incorporation of natural physical features into site 
planning.  The GDP also contains adequate requirements for the provision of open space for 
all types of residential and nonresidential development. Open space requirements are based 
on lot coverage with minimum percentages of open space required.  Residential standards 
are also prescriptive as to what kind of open space is provided so as to provide for the needs 
of the residents.  This amendment does not propose any changes to these provisions.     

 
5b. Incorporating site planning techniques that will foster the implementation of the 
City’s Master Plans, and encourages a land use pattern that will support a balanced 
transportation system, including auto, bike and pedestrian traffic, public mass transit, and 
the cost effective delivery of other municipal services consistent with adopted plans, policies 
and regulations of the City. 

 
Current Planning:  Staff believes that this finding can be met. The Millennium GDP 
contains residential and nonresidential site planning requirements that foster the 
implementation of the City’s Master Plans by addressing density, lot pattern, circulation, 
open spaces, bufferyards and linkages between developments.  These requirements 
encourage a balanced transportation system and effective delivery of municipal services.  
These requirements are not being changed with this amendment.      
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5c. Incorporating physical design features in the development that will provide a 
transition between the project and adjacent land uses through the provisions of an attractive 
entryway, edges along public streets, architectural design, and appropriate height and bulk 
restrictions.  

 
Current Planning:  Staff believes that this finding can be met. The Millennium GDP 
contains bufferyard standards that address transitions between proposed development 
projects and existing adjacent uses and public streets.  The GDP amendment maintains the 
public review and Planning Commission hearing process for proposed development projects 
abutting existing built or platted single family attached or detached residential uses for: 
 

1. Building heights over 60 feet; 
2. Buildings over 50,000 square feet; 
3. Heavy commercial land uses; 
4. Heavy industrial land uses; and 
5. Veterinary facilities and animal clinic uses. 
 

The public hearing process will provide opportunities for public involvement in reviewing 
appropriate transitions between the existing residential neighborhood and future 
development. Standards related to architectural design and height and bulk restrictions will 
not change as a result of this amendment.   
 
5d. Incorporating identified environmentally sensitive areas, including but not limited to, 
wetlands and wildlife corridors, into the project design. 

 
Current Planning:  Staff believes that this finding can be met. The Millennium GDP 
contains Environmentally Sensitive Areas reports that address the treatment of 
environmentally sensitive areas. This amendment does not alter standards and requirements 
related to preservation of identified environmentally sensitive areas within the PUD.   

 
5e. Incorporating public facilities or infrastructure, or cash-in-lieu, that are reasonably 
related to the proposed development so that the proposed development will not negatively 
impact the levels of service of the City’s service facilities. 

 
Current Planning:  Staff believes that this finding can be met. No immediate development 
is included with this amendment that would trigger the necessity for new public facilities or 
infrastructure, or cash-in-lieu payments.  These issues will be addressed with future 
subdivision plats and site specific development plans.  

 
5f. Incorporating an overall plan for the design of the streetscape within the project. 
Including landscaping, auto parking, bicycle and pedestrian circulation, architecture, 
placement of buildings and street furniture. 

 
Current Planning:  Staff believes that this finding can be met. The Millennium GDP 
includes streetscape design guidelines including the provision for a context diagram for 
properties within 1/4 mile of I-25 and Highway 34. The design guidelines and context 
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diagram requirements will ensure consistency of site planning amenities and attractive 
streetscapes. The design guidelines related to streetscape, landscaping, parking, circulation, 
architecture or placement of buildings are not proposed to change with this amendment.  
  

 
VIII. RECOMMENDED CONDITIONS 

 

There are no conditions of approval recommended by City staff 
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