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Planning Commission Staff Report  

October 8, 2012 

 

  Agenda #: Regular Agenda - 1 

Title: Mariana Butte 23rd Subdivision 

PUD PDP Amendment and   

Mariana Butte 26th Subdivision  

Applicant: B&B I, LLC  

Request: Preliminary Development Plan 

Amendment and Preliminary Plat  

Location: Generally located at the northwest 

corner of Rossum Drive and West 1
st
 

Street 

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 motions: 
 

Recommended Motions: 
 

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

report dated October 8, 2012 and, based on those 

findings, approve Resolution #12-05 thereby approving 

the First Amendment to the Mariana Butte 23rd 

Subdivision PUD Preliminary Development Plan subject 

to the conditions listed in said report, as amended on the 

record, and 

 

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

report dated October 8, 2012 and, based on those 

findings, approve the Mariana Butte 26th Subdivision 

subject to the conditions listed in said report, as amended 

on the record. 

 

 

Summary of Analysis 

This is a public hearing item to consider an amendment to the Mariana Butte 23rd PUD Preliminary 

Development Plan (PDP) and to consider approval of a preliminary plat for Mariana Butte 26th Subdivision. 

The PUD Amendment requests to modify the number and type of units approved on the site from 5 detached 

single family dwellings to 8 single family attached dwellings.  The preliminary plat would create 8 residential 

lots along with associated outlots for landscaping and bufferyards. The PDP Amendment complies with the 

General Development Plan for Mariana Butte PUD, which permits a variety of office/commercial, retail and 

mixed residential uses within the parcel.    

A previous PDP amendment requesting 11 residential units (1 single family detached unit and 10 single 

family attached units) was denied by City Council in December of 2011. Significant modifications to the PDP 

have been incorporated into the current request, including a reduction in density and number of units, 

additional landscaping and buffering along the northern boundary of the site and the creation of a large open 

space area as an entry feature at corner of Rossum Drive and West 1st Street. Staff believes that all key issues 

have been resolved based on City Code and standards contained in the PUD.  

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. Resolution #12-05 

2. Mariana Butte PDP Narrative 

3. Mariana Butte 23
rd

 Preliminary Development Plan Amendment 

4. Mariana Butte 26th Subdivision Preliminary Plat 

5. Color Rendering of Residential Units 

6. Traffic Excerpt 

7. Mariana Butte PUD GDP (for reference) 

8. Mariana Butte PUD FDP approved in 2007 (for reference) 

9. Mariana Butte Ninth Subdivision (for reference) 

 

 

II. PROJECT DESCRIPTION 

 

This application is for an amendment to the Mariana Butte 23rd Subdivision Preliminary 

Development Plan (PDP) and for approval of a preliminary plat for the Mariana Butte 26th 

Subdivision. The property, which is approximately 5 acres,  is located at the northwest corner of 

West 1st Street and Rossum Drive, within the Mariana Butte Planned Unit Development. The 

property is bordered on the west by Buckingham Reservoir.  

 

Figure 1: Vicinity Map       
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The PDP Amendment proposes to 

increase the number of residential 

dwellings within the development by 3 

units and modify the product type to 

allow for single family paired units. The 

applicant is requesting to develop 8 single 

family paired units. Proposed lot sizes 

range from 6,561 square feet to 10,687 

square feet with an average lot size of 

8,991 square feet. The 8 buildable lots, 

along with associated outlots, are 

specified in the preliminary plat as 

illustrated in Figure 2.  

 

Significant landscaping has been 

incorporated into the subdivision design, 

primarily within the bufferyards along 

West 1st Street and Rossum Drive in 

Outlots B and D. The plantings within the 

bufferyards have been supplemented with 

the Amendment to provide additional 

screening and plant material. 

Additionally, a large landscaped area has 

been incorporated into the design to 

enhance the entrance into the Mariana 

Butte development at the corner of 

Rossum Drive and 1st Street. The Amendment continues to preserve and enhance the 1.3 acres of 

environmentally sensitive areas along the western portion of the site in Outlot D, as approved in the 

existing PDP. The wetlands in Outlot D are jurisdictional wetlands and will be not be disturbed with 

the development of the subdivision. 

 

The residential units proposed in the PDP Amendment are designed to resemble a craftsmen style of 

architecture. The predominant exterior material is stucco, with 25% masonry on the front façade 

and accents of board and batten siding or cedar shingle siding on the gables. Roofing material will 

consist of a dimensional asphalt shingle. A color rendering of the units is included as Attachment 5 

to this report.  

 

In terms of garage orientation, each paired structure will consist of 1 unit with a side-loaded 3 car 

garage and 1 unit with a front-loaded oversized 2 car garage (see Attachment 3). Each garage 

extends in front of the living portion of the dwelling unit and will be a  dominate feature on the 

front elevations. The visual effect of the garages in the development will be lessened by the distance 

the homes are setback from Rossum Drive and the significant amount of landscaping contained in 

Outlot B, between Scenic Court and Rossum Drive.      

 

  

 Figure 2. Proposed Plat 
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Outlot A 

Outlot A is located along the northern boundary of the site within the subdivision. Within the outlot, 

the existing FDP provided an 8-foot pedestrian path to Buckingham Reservoir and a driveway 

access to the vacant single family lot directly north of the site, on Lot 9, Mariana Butte Ninth 

Subdivision (see Attachment 8). The driveway access was originally required through the subject 

property due to a condition of approval that restricted Lot 9 from gaining access directly off of 

Rossum Drive. After the approval of the PDP in 2007, the property owners of Lot 9 successfully 

petitioned City Council to remove the access restriction and a development plan was approved for 

the lot showing direct access onto Rossum Drive. As the driveway access through the subject site is 

no longer necessary, the PDP Amendment removes it from the development plan. In its place, the 

Amendment provides a 10,261 square foot landscaped open space area.    

 

The location of the 8-foot wide pedestrian path to Buckingham Reservoir in the PDP Amendment is 

consistent with the location approved in the existing FDP. The path does not encroach closer to the 

property to the north and the western portion of the trail shifts slightly further to the south as the 

path approaches the Reservoir. The results of the modifications proposed to Outlot A in the PDP 

Amendment, increase the amount open space, landscaping and buffering between the proposed 

development and the adjacent property to the north.  

 

Tract A 

Tract A is a 10-foot wide tract of land that is located within the adjacent Mariana Butte Ninth 

Subdivision. (see Attachment 9). Minor adjustments and enhancements to the landscaping in Tract 

A are proposed with the PDP Amendment. While this area is located outside of the PDP boundaries, 

the landscaping is required to be installed by the applicant, as set forth in the approved FDP for 

Mariana Butte 23rd and in a private agreement between the Homeowners Association, the 

developer (B & B I, LLC) and George and Coleen Ligotke, the property owners of Lot 9. As 

indicated in figures 3 and 4 below, the applicant is proposing to enhance landscaping within Tract A 

to provide more substantial buffering.  The revisions to the landscape plan in Tract A of Mariana 

Butte Ninth Subdivision are also subject to approval by the Buckingham Reservoir Area Owners 

Association (see Condition 2).    

 

Figure 3. Approved Tract A Landscaping 
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Figure 4. Proposed Tract A Amended Landscaping 

 

 

 

General Development Plan Compliance 

The General Development Plan (GDP) for Mariana Butte is included as Attachment 7 to this 

report. The PDP Amendment must demonstrate compliance with the GDP. Table 1 provides a 

comparison of the proposed use, number of units, density and building materials between the PDP 

Amendment and the GDP. The table also compares the PDP Amendment to the original PDP for 

reference purposes.  

 

Table 1. PDP Amendment Comparison 

 GDP Allowance Approved PDP Proposed PDP 

Use Office/Commercial, Retail & 

Mixed Residential 
Single Family Detached 

Single Family Paired 

Number of Units No limitation specified 5 8 paired units 

Density: Gross No limitation specified 1 d.u/acre 1.67 d.u./acre 

Density: Net 

(less open space 

outlots & 1st Street 

ROW) 

No limitation specified 1.73 d.u./acre 2.77 d.u./acre 

Building Materials:  

Siding 

Brick, stone, hardboard lap 

siding, vinyl, stucco or 

synthetic stucco, or as 

allowed by a PDP or FDP  

Hardboard siding, vinyl 

siding, vertical board& 

batten siding, decorative 

accent siding, specialty 

siding. Minimum 30% 

masonry 

Hard coat or synthetic 

stucco as predominant 

material. Accent siding of 

vertical board & batten 

siding, cedar or simulated 

shingle siding on gable 

ends. Minimum 25% 

masonry. 

Building Materials:  

Roofing 

Materials not specified 25 year heavy composition 

shingles or better 

(including concrete tiles, 

clay tiles, standing seam 

metal etc.) 

25 year high profile 

dimensional asphalt 

shingles or better.  
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III. KEY ISSUES 

 

City staff believes that all key issues have been addressed in the development proposal and through 

the recommended conditions of approval. At the neighborhood meeting, residents were generally in 

support of the proposed density of the development and indicated that they were in favor of the 

staggered setbacks, additional landscaping, stucco siding and added open space at the corner of 

Rossum Drive and 1st Street.  The primary concern voiced at the meeting was regarding the roofing 

material, with some members of the neighborhood preferring tile instead of dimensional asphalt 

shingles. City staff has evaluated the proposal in context with the comments received at the 

neighborhood meeting and believes that the development is compatible with the intent of the 

Mariana Butte PUD and the surrounding residential areas. 

 

 

IV. SITE DATA 

 
ACREAGE OF SITE-PDP, GROSS ..................................................... 5.03 AC 

ACREAGE OF SITE–NET (LESS ROW) ............................................ 4.13 AC 

ACREAGE OF THE PRELIMINARY PLAT  .......................................... 5.03  AC 

ZONING .......................................................................................... PUD (MARIANA BUTTE GDP) 

EXISTING USE ................................................................................ VACANT PARCEL (5 SF LOTS PLATTED)  

PROPOSED USE .............................................................................. 8 SINGLE-FAMILY PAIRED RESIDENCES 

 

GROSS DENSITY (DU/ACRE)………………………………………1.67 DU/AC 

DENSITY EXCLUDING OPEN SPACE AND ROW .............................. 2.77 DU/AC (LOTS 1-8) 

EXIST ADJ ZONING & USE - EAST ................................................. PUD/SINGLE-FAMILY RESIDENTIAL 

EXIST ADJ ZONING & USE - SOUTH ............................................... LARIMER COUNTY R-RESIDENTIAL/ 

VACANT 

EXIST ADJ ZONING & USE - WEST ................................................ PUD/ BUCKINGHAM RESERVOIR & 

DETACHED SINGLE-FAMILY RESIDENTIAL 

EXIST ADJ ZONING & USE - NORTH .............................................. PUD/SINGLE-FAMILY RESIDENTIAL  

 

UTILITY SERVICE - SEWER ............................................................ CITY OF LOVELAND 

UTILITY SERVICE - ELECTRIC ........................................................ CITY OF LOVELAND 

UTILITY SERVICE - WATER ............................................................ CITY OF LOVELAND 

 

 

V. BACKGROUND 

 

The following represents a timeline for the background of the development: 

 

July, 1982 The property was annexed to the City of Loveland as part of the Mariana 

Butte Third Addition with a master plan approved for the entire 

development.   

 

January, 1994  The Mariana Butte PUD First Subdivision was approved by City Council. 

   

September, 1994  An amended GDP for the Mariana Butte PUD First Subdivision was 

administratively approved by the Current Planning Manager.  Subsequent 

preliminary and final development plans, along with final plats were 
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approved in the Mariana Butte PUD. 

 

June, 2007 A Preliminary Development Plan for Mariana Butte 23rd Subdivision PUD 

was approved by Planning Commission.  

 

July, 2007 A Preliminary Plat for Mariana Butte 23rd Subdivision was approved.  

 

September, 2007  The Current Planning Manager approved a minor amendment to the PDP 

requested by the developer.  The minor amendment proposed to remove 

requirements for off-site landscape improvements that were shown on the 

approved PDP.  The off-site landscape improvements were to be on Tract 

A, Lot 9 of the Mariana Butte 9
th

 Subdivision (Lot 9). The Current 

Planning Manager also approved the Final Plat and Final Development 

Plan for Mariana Butte 23rd Subdivision. The Final Plat was subsequently 

appeal to the Planning Commission.  

 

October, 2007 The Zoning Board of Adjustment Hearing Officer considered an appeal of 

the Current Planning Manager’s decision filed by George and Coleen 

Ligotke, owners of Lot 9.  The Hearing Officer upheld the decision of the 

Current Planning Manager. 

 

November, 2007  The Final Plat for Mariana Butte 23rd was approved by Planning 

Commission.  

 

 The Zoning Board of Adjustment considered an appeal of the Hearing 

Officer’s decision filed by George and Coleen Ligotke.  The Zoning Board 

of Adjustment overturned the decision of the Hearing Officer and denied 

the minor amendment to the PDP. 

 

December, 2007 City Council considered an appeal of the Zoning Board of Adjustment filed 

by the developer, John Baxter. City Council upheld the decision of the 

Zoning Board of Adjustment and required off-site landscaping to be 

completed.  

 

September, 2011 Planning Commission considered an amendment to the Mariana Butte 23rd 

PDP and the Mariana Butte 26th Subdivision. The amendment requested 11 

residential lots (1 single family and 10 attached single family). The 

Commission denied the request. 

 

December, 2011 City Council considered an appeal of the Planning Commission decision to 

deny the amendment to Mariana Butte 23rd PDP, filed by the developer 

John Baxter. City Council upheld the decision of the Planning Commission 

and denied the amendment.      

   

 

VI. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 
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A. Notification 
An affidavit was received from Landmark Engineering which certifies that the surrounding property 

owners within 500 feet of the property were notified on September 21, 2012, and a notice was 

posted in a prominent location on the perimeter of the project site on September 21, 2012.  In 

addition, a notice was published in the Reporter Herald on September 22, 2012.  All notices stated 

that the Planning Commission will hold a public hearing on October 8, 2012 to consider the matter.  

 

B. Neighborhood Response 

A neighborhood meeting was held on July 19, 2012. There were 10 neighbors along with the 

applicant, consultants and city staff, in attendance at the neighborhood meeting.  General questions 

raised by the neighbors included setbacks to wetlands, elevation of structures compared to Rossum 

Drive, drainage, elevation of the top of Buckingham Reservoir, material and width of pedestrian 

path, roofing material, architecture of homes, pricing, maintenance of yards and entry features at the 

corner of Rossum Drive and 1st Street. Generally, those in attendance expressed satisfaction with 

the density, staggered setbacks, location of homes to preserve the view to the west, and the open 

space added as an entry feature at the corner of Rossum and 1st Street. Some neighbors voiced a 

desire for tile roofing materials to be incorporated into the homes, however the developer indicated 

that many of the homes within the vicinity have high quality asphalt shingles.  

 

No additional correspondence has been received by the City staff after the neighborhood meeting.  

 

 

VII. FINDINGS AND ANALYSIS 

In this section of the report, the applicable findings contained in the Municipal Code and the 

Comprehensive Master Plan are specified in italic print followed by the staff analysis as to whether 

the findings are met by the submitted application.   

 

A. City Utilities and Services 

 

1. Loveland Municipal Code 

a. Section 18.41.050.E.2: 

(i) Development permitted by the PDP will not have negative impacts on City 

utilities.  If such impacts exist, Section 18.41.050.D.4(b) of the Loveland Municipal 

Code requires City staff to recommend either disapproval of the PDP or reasonable 

conditions designed to mitigate the negative impacts. 

(ii) Whether development permitted by the PDP will be complementary to and in 

harmony with existing development and future development plans for the area in 

which the PDP is located by 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 

services and facilities. 

b. Section 16.20.030: 

(i) The proposed public facilities and services are adequate, consistent with the 

City's utility planning, and capable of being provided in a timely and efficient 

manner 

(ii) The subdivision complies with the water rights requirements in Title 19. 
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(iii) The subdivision has been reviewed in accordance with the Loveland 

Comprehensive Master Plan, including the Parks and Recreation Functional Master 

Plan, and other pertinent plans approved and adopted by the City, to insure that the 

subdivision is designed in accordance with good engineering practices and provides 

for safe and convenient movement. 

c. Section 16.24.012: Electric and water distribution system improvements. sewer 

collection improvements, storm drainage control facilities, and other improvements 

as required to be constructed with the subdivision have been designed in accordance 

with the City of Loveland "Storm Drainage Criteria Manual," 1986 Edition, as 

amended and the latest edition of the "Development Standards and Specifications 

Governing the Construction of Public Improvements."   

d. Section 16.24.090: 

(i) All new and replacement sanitary sewer and water supply systems have been 

designed to minimize or eliminate infiltration of floodwaters in the system. 

(ii) The subdivision proposal has adequate drainage provided to reduce exposure 

to flood damage. 

(iii) The subdivision proposal has public utilities and facilities such as sewer, gas, 

electrical, and water systems located and constructed to minimize flood damage. 

(iv) The development proposal conforms to all federal, state, and local floodplain 

regulations 

(v) When deemed necessary by the Director of Community Services or the 

Planning Commission for the health, safety, or welfare of the present or future 

population of the area or necessary to the conservation of water, drainage, and 

sanitary facilities, the subdivision of land within the flood fringe and floodway, or 

any stream, river, or drainage course has been prohibited. 

e. Section 16.24.140: All proposed utility facilities, including, but not limited to, gas, 

electric power, telephone, and CATV cables, are located underground.  Where 

practical, existing utility facilities located above ground, except when located in a 

public right-of-way, are to be removed and placed underground. 

f. Chapter 16.41: A positive determination of adequacy, or a positive determination of 

adequacy with conditions, has been made in accordance with Section 16.41.100 for 

fire protection and emergency rescue services, Section 16.41.120 for water facilities 

and services, Section 16.41.130 for wastewater facilities and services, Section 

16.41.140 for storm drainage facilities, and Section 16.41.150 for power. 

 

Fire Protection and Emergency Rescue Services (Section 16.41.100)  
Fire protection and emergency rescue service (ERS) shall be deemed to be adequate and 

available for a proposed development is such services for the development meets or exceeds 

the applicable adopted level of service provided in Appendix A, and: (1) Adequate fire 

protection services and ERS are currently in place or will be in place prior to issuance of a 

building permit for the development; or (2) Provision of adequate fire protection service and 

ERS are a condition of the development application approval and are guaranteed to be 

provided at or before the approval of a final plat or issuance of the first building permit for 

the proposed development; or (3) Facilities necessary for providing adequate fire protection 

services and ERS are under construction and will be available at the time that the impacts of 

the proposed development will occur, or (4) Provision of fire protection service and ERS are 
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guaranteed by an executed and enforceable development agreement which ensures that such 

service will be in place at the time that the impacts of the proposed development will occur. 

 

Fire Prevention: Staff believes that this finding can be met based on the following facts: 

 

 The furthest point within this development is approximately 2 miles from the first 

due Engine Company (Station 3) and approximately 4 miles from the first due 

Ladder Company (Station 1).  

 This project falls within a Conceptual Fire Service Area.  A site near Rossum Drive 

and Highway 34 has been dedicated for a future fire station. 

 

Water Facilities and Services (Section 16.41.120) 

Water facilities and services shall be deemed to be adequate and available for a proposed 

development if such facilities and services for the development meet or exceed the 

applicable adopted level of service provided in Appendix A, at the end of this Chapter, and:  

(1) A supply of raw water adequate to serve the projected needs of the proposed 

development is owned or controlled by the city and such water supply is or will be available 

for use by the proposed development prior to the issuance of the first building permit within 

the proposed development; and (2) Sufficient raw water storage capacity, including on-site 

and off-site capacity, is available to serve the proposed development and such capacity is or 

will be available for use by the proposed development prior to the issuance of the first 

building permit within the proposed development; and (3) Sufficient water treatment 

capacity is available or, through new capacity improvements will be made available, to 

ensure a supply of potable water to the proposed development ; and (4) Sufficient water 

main capacity will be available or, through new capacity improvements will be made 

available, to serve the proposed development prior to the issuance of the first building 

permit within the proposed development.  

 

Wastewater Facilities and Services (Section 16.41.130) 

Wastewater facilities and services shall be deemed to be adequate and available for a 

proposed development if such facilities and service meet or exceed the applicable adopted 

level of service provided in Appendix A, at the end of this chapter, and:  (1) The city of 

Loveland’s central wastewater system or the central wastewater system of a sanitary sewer 

district is capable of connection to the proposed development; and (2) Sufficient wastewater 

treatment capacity is available or, through construction of new capacity improvements will 

be made available, to treat wastes generated by the proposed development prior to the 

issuance of the first building permit within the proposed development; and (3) Sufficient 

wastewater trunk line capacity is available and, where required, lift station capacity is 

available to serve the proposed development prior to the issuance of the first building permit 

within the proposed development. 
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Water/Wastewater: Staff believes that this finding can be met based on the following facts: 

 

 This development is situated within the boundaries of, and accommodated by, the 

City’s water and wastewater master plans.  It is also located within the City’s current 

service areas for Water and Wastewater.  

 The proposed development will not negatively impact City water and wastewater 

facilities.  

 The proposed development is in harmony with existing and future development and 

incorporates public infrastructure designed so that the proposed development will not 

negatively impact the levels of service of the City utilities adjacent to the 

development.  

 The proposed facilities shown on the Preliminary PICPs have been designed 

pursuant to the City’s Development Standards. 

 The proposed facilities have been design to minimize flood damage and infiltration.  

 

Stormwater Facilities (Section 16.41.140) 

Stormwater facilities shall be deemed to be adequate and available for a proposed 

development if the development meets or exceeds the applicable adopted level of service 

provided in Appendix A, at the end of this chapter, and:  (1) The proposed development 

meets all applicable requirements contained in the stormwater master plan, including the 

stormwater criteria manual; and (2) The proposed development provides for adequate 

major drainageways to convey stormwater flows from a one hundred year storm event which 

will minimize property damage; and (3) The proposed development meets all applicable 

drainage requirements of the city of Loveland. 

 

Stormwater: Staff believes that this finding can be met based on the following facts: 

 

 When designed and built, the development will not negatively impact City storm 

drainage utilities and will comply with the Adequate Community Services ordinance 

outlined in the Loveland Municipal Code, Section 16.41.140. 

 No irrigation ditches traverse the site. 

 No natural drainage courses/open channels traverse the site. 

 

Power (Section 16.41.150) 

Power facilities shall be deemed to be adequate and available for a proposed development if 

the development meets or exceeds the applicable adopted level of service provided in 

Appendix A, at the end of this chapter, and the proposed development will obtain utility 

services from the city through a system meeting all engineering and design standards 

applicable to the utility. 

 

Power: Staff believes that this finding can be met based on the following facts: 

 

 Three-phase underground power is available in a vault located to the north of the 

proposed development and on the west side of Rossum Drive.  Power will be 

extended into the development and an additional vault will be installed in the 

existing power line at the developer’s expense per City Municipal Codes.  
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 The existing underground feeder is an available and adequate source for electric 

distribution for the proposed development.  No negative impacts on the City’s 

electric system are foreseen.   

 

B. Transportation 

 

1. Section 16.20.030: The subdivision has been reviewed in accordance with the Loveland 

Comprehensive Master Plan to insure that the subdivision is designed in accordance 

with good engineering practices and provides for safe and convenient movement. 

2. Section 16.24.015: Streets, street signs, highways, curb and gutter, traffic control 

devices, and other improvements as required to be constructed with the subdivision have 

been designed in accordance with the Larimer County Urban Area Street Standards, as 

amended. 

3. Section 16.24.040: 

a. Streets have been designed to have a logical relationship to topography and to the 

location of existing or platted streets in adjacent properties.  Certain proposed 

streets, as determined by the City engineer, have been extended to the boundary of 

the subdivision to provide for traffic circulation within the vicinity 

b. As required by the Director, perpetual unobstructed pedestrian easements at least 20 

feet in width have been provided within the subdivision to facilitate pedestrian 

access from roads to schools, parks, playgrounds, or other community or 

commercial services.  Such easements shall generally not follow road rights-of-way. 

4. Section 18.41.050.E.2: 

a. Development permitted by the PDP will not have negative impacts on traffic in the 

area.  If such impacts exist, Section 18.41.050.D.4(b) of the Loveland Municipal 

Code requires City staff to recommend either disapproval of the PDP or reasonable 

conditions designed to mitigate the negative impacts. 

b. Whether development permitted by the PDP will be complementary to and in 

harmony with existing development and future development plans for the area in 

which the PDP is located by 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 

services and facilities. 

5. Section 16.41.110: A positive determination of adequacy, or a positive determination of 

adequacy with conditions, has been made for transportation facilities in accordance 

with Chapter 16.41 of the Loveland Municipal Code. 

 

Transportation Engineering Division: Section 16.41.110 of the Municipal Code (the ACF 

ordinance) requires a proposed PDP to comply with one of the following five standards in 

order for a positive determination of adequacy to be made: 

 

Transportation facilities shall be deemed to be adequate and available for a proposed 

development if the development meets or exceeds the applicable adopted level of service 

provided in Section 4.5 of the Larimer County Urban Area Street Standards, which may be 

amended by resolution, and:  (1) All transportation facilities are currently in place or will be 

in place prior to issuance of a building permit for the development; or (2) Provision of 

transportation facilities are a condition of the development approval and are guaranteed to be 



Planning Commission, October 8, 2012 13 

   

provided at or before the approval of a final plat or issuance of the first building permit for 

the proposed development; or (3) Transportation facilities are under construction and will be 

available at the time that the impacts of the proposed development will occur; or (4) Provision 

of transportation facilities needed to achieve the adopted level of service are guaranteed by an 

executed and enforceable development agreement which ensures that such facilities will be in 

place at the time that the impacts of the proposed development will occur; or 

(5)Transportation facilities needed to achieve the adopted level of service are included in the 

capital improvements program (CIP): and (a.) The CIP contains a financially feasible funding 

system from available revenue sources which are adequate to fund the streets required to 

serve the proposed development, and (b.) The transportation facilities are likely to be 

constructed and available at the time that the impacts of the proposed development will occur, 

or at the time the city extends the transportation facilities to provide a logical link to the 

project. 

  

Transportation Engineering:  Staff believes that this finding can be met based on the 

following facts: 

 

 The proposed Mariana Butte 26th Subdivision is located north of West 1st Street and 

west of Rossum Drive. West 1st Street adjacent to the development is designated as a 

2-lane arterial on the 2030 Transportation Plan. Rossum Drive adjacent to the 

development is designated as a major collector on the 2030 Transportation Plan. 

Access to the subdivision will be provided by a full movement access onto Rossum 

Drive.  

 A Traffic Impact Study Memorandum has been submitted with the Mariana Butte 

26th Subdivision which demonstrates that the existing transportation system, can 

adequately serve the land uses proposed.  

 The applicant's traffic engineer, Joseph Delich, P.E., has submitted a Traffic Impact 

Study (TIS) that indicates that the traffic associated with the proposed development 

will meet the City's standards. The proposed subdivision is estimated to generate 

approximately 102 daily trips, 15 weekday AM peak hour trips, and 11 weekday PM 

peak hour trips.  

 An exemption was granted for this property on 1/24/07 from the level-of-service 

(LOS) standards outlined in the Adequate Community Facilities (ACF) ordinance. 

Although this property is exempt from the ACF ordinance, the TIS demonstrates that 

the roadway system will adequately serve the traffic generated by this development 

and meet the ACF requirements.  

 The property has already been approved for a five lot subdivision (Mariana Butte 

23rd Subdivision) which was estimated to generate approximately 48 daily trips, 4 

weekday AM peak hour trips, and 5 weekday PM peak hour trips. The proposed six 

additional lots in Mariana Butte 26th Subdivision is estimated to approximately 

generate an additional 54 daily trips, 11 weekday AM peak hour trips, and 6 

weekday PM peak hour trips (Attachment 6).  

 

In conclusion, the development of the subject property pursuant to the uses proposed in the 

PDP Amendment will not adversely impact any existing City infrastructure. A positive 

determination of adequacy for transportation facilities for the proposed PDP Amendment 

has been made under the provisions of paragraph i, above. 
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C. Land Use  

1. Loveland Comprehensive Master Plan 

a. Section 4.1 -Growth Management Plan 

(iii) Whether the PDP discourages leapfrog, scattered-site, and flagpole 

development. 

(iv) Whether the PDP encourages infill development. 

(vi) Whether the PDP is contiguous to other land that is already receiving public 

services. 

(vii) Whether the PDP is at least 1/6 contiguous with existing development, as 

defined in Section 4.1 GM:3(D-1) of the Comprehensive Master Plan. 

2. Section 18.41.050.E.2: 

a. The PDP conforms to the intent and objectives of Title 18 with regard to Planned 

Unit Developments and any applicable area plan. 

b. The PDP is in compliance with the GDP on file with the City. 

 

Current Planning: Staff believes that this finding can be met based on the following facts: 

 

 The property has received approval of a preliminary and final development plan. This 

application is for an amendment to the PDP. Findings related to growth management 

policies are not applicable to the amendment request.    

 The Preliminary Development Plan Amendment is part of the overall Mariana Butte 

PUD and is in substantial compliance with the Mariana Butte General Development 

Plan, as demonstrated in Table 1 of this report.  The project site is within an area zoned 

for "mixed residential”, which permits a variety of residential product types including 

single family detached and single family paired dwellings. 

 The Mariana Butte GDP does not include a limitation on residential density or a 

maximum number of units within the subject site.  

 The design standards proposed in the PDP Amendment, including building materials, 

roofing and setbacks, are in compliance with the design standards established in the 

GDP (see Table 1 in this report). 

 

3. Section 18.41.050.E.2: Development permitted by the PDP will not have detrimental 

impacts on property that is in sufficient proximity to the PDP to be affected by it.  If such 

impacts exist, Section 18.41.050.D.4(b) of the Loveland Municipal Code requires City 

staff recommend either disapproval of the PDP or reasonable conditions designed to 

mitigate the negative impacts. 

4. Section 16.20.030: The subdivision does not create, or mitigates to the extent possible, 

negative impacts on the surrounding property. 

 

 Current Planning: Staff believes that this finding can be met based on the following facts: 

 

 The proposed development will not negatively impact traffic in the area, city utilities, 

or surrounding properties.  Traffic volumes for the proposed development, which 

includes 8 single family attached lots, comply with the City's level of service 

standards.  Adequate utilities can be provided meeting City adopted levels of service.   
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 The proposed development is compatible with the nature of existing development 

within the Mariana Butte PUD, which includes a variety of residential lot sizes, 

densities and product types. While lots around the lake edge of Buckingham Reservoir 

are larger in size, ranging from approximately 21,500 square feet to 43,000 square feet 

(average of 29,600 square feet), a variety of small lot sizes are provided throughout the 

development, based on product type. Single family detached lots directly across 

Rossum Drive in Mariana Butte 7th Subdivision range from 6,600 to 12,000 square 

feet. In other areas of the PUD paired structures are situated on lot sizes of 2,600 

square feet. The PUD represents a wide range of diverse lots sizes to accommodate 

different product types and choices for residents. 

 The proposed building materials of stucco, masonry and asphalt shingles comply with 

the approved materials in both the GDP and original PDP.  The building materials are 

also consistent with the materials of residential structures on the east side of Rossum 

Drive. 

 The applicant is installing off-site landscaping that consists of a variety of coniferous 

and deciduous trees in Tract A of Mariana Butte Ninth Subdivision. The proposed 

landscaping in Tract A of the Ninth Subdivision and Outlot A exceeds the landscaping 

approved in the existing PDP. The plantings will create a landscaped screen effect 

between the development and the existing subdivision to the north.  

 

5. Section 18.41.050.E.2: Development permitted by the PDP will be complementary to 

and in harmony with existing development and future development plans for the area in 

which the PDP is located by: 

a. Incorporating natural physical features into the PDP design and providing sufficient 

open spaces considering the type and intensity of proposed land uses. 

b. Incorporating site planning techniques that will foster the implementation of the 

Loveland Comprehensive Master Plan. 

c. Incorporating physical design features 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 on structures. 

d. 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. 

6. Section 16.20.030: The subdivision provides desirable settings for buildings, protects 

views, and affords privacy, protect from noise and traffic, and uses resources such as 

energy and water in keeping with responsible resource stewardship. 

 

Current Planning: Staff believes that this finding can be met based on the following facts: 

 

 The project site is currently vacant with an existing jurisdictional wetland area. No 

modification to the enhancement or preservation of the wetland area is proposed with 

the PDP Amendment.  

 Access to the 8 lots will be via an extension of Scenic Drive, across Rossum Drive 

ending in a cul-de-sac (named Scenic Court).  Scenic Court is proposed to 

incorporate a 5-foot attached walk adjacent to the residential lots, which will connect 

to the detached sidewalk along Rossum Drive.   
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 To accommodate bike traffic, Rossum Drive was constructed with seven foot bike 

lanes on each side of the roadway.  In addition, an 8-foot wide concrete pedestrian 

walkway will be constructed connecting the sidewalk along Rossum Drive to the 

path around Buckingham Lake. 

 The lot layouts, building orientation and landscaping proposed in the Amendment 

will provide an overall varied and attractive streetscape, consistent with the 

streetscape in the PUD.  

 The PDP Amendment contains architectural requirements that would create 

compatible relationships with surrounding developments within the Mariana Butte 

PUD. The design of the structures resemble a craftsman style with stucco as the 

predominant siding material and at least 25% masonry on the front elevations. In 

terms of garage orientation, 4 of the 8 garages will be side-loaded. It should be 

noted, however that each side-loaded garage will be sized in width to accommodate 

3 cars. The garage, although side-loaded, will be a dominate feature on the front 

elevations. The remaining front-loaded garages will be 2-car oversized garages. The 

visual effect of the garages in the development will be lessened by the distance the 

homes are setback from Rossum Drive and the significant amount of landscaping 

contained in Outlot B, between Scenic Court and Rossum Drive.      

 Proposed colors for the new residences will generally be subdued to blend with the 

colors of the natural landscape with no two adjacent paired structures painted the 

same color.    

  

7. Section 18.41.050.E.2: The PDP complies with applicable land use and development 

regulations in effect as of the date that the GDP was approved and any land use and 

development regulations adopted by the City after that date if the Planning Division and 

Planning Commission expressly find that compliance with such regulations is necessary 

to protect public health, safety, and welfare. 

 

Current Planning: Staff believes that this finding can be met based on the following fact: 

 

 The Amendment to the PDP meets both the intent and objectives of Chapter 18.41.  

This determination is based upon compliance with the zoning standards established 

in the Mariana Butte GDP, including use, density, setbacks and building materials 

(see Table 1 in this report). 

 

8. Section 16.20.030: The lots and tracts are laid out to allow efficient use of the property 

to be platted. 

9. Section 16.24.050: All lots comply with the standards set forth in the GDP and, to the 

extent practical, lot lines are at right angles to the street line or at right angles to the 

tangent of the curve of the street line. 

 

 

Current Planning: Staff believes that this finding can be met based on the following fact: 

 

 Lots and tracts are laid out to allow an efficient use of the property.  Given the shape 

of the parcel and natural constraints of the jurisdictional wetland, lot lines have been 
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designed to incorporate right angles relative to the street line of Scenic Court, to the 

maximum extent practicable. 

 

10. Section 16.24.120: 

a. Landscaping complies with the requirements set forth in the GDP and bufferyards 

required pursuant to the GDP are within separate tracts of land, separate from 

individual residential lots. 

b. Street trees are located in compliance with the City's Site Development Performance 

Standards and guidelines, unless waived by the Director. 

c. The subdivision plat includes open space fields in compliance with the requirements 

set forth in Section 16.24.150, unless waived by the Planning Commission.  The open 

space play fields are designed with respect to size, dimension, topography, and 

general character to be suitable for outdoor play activities 

 

Current Planning: Staff believes that this finding can be met based on the following facts: 

 

 Landscaping will comply with the requirements set forth in the GDP as well as the 

City’s Site Development Performance Standards. The PDP Amendment proposes to 

supplement and enhance the landscape buffering along Rossum Drive and W. 1st 

Street with additional coniferous plantings that will add year round color. A large 

open space area has been designed at the corner of Rossum Drive and 1st Street, 

which will create a well landscaped entry feature at this corner. Along the northern 

boundary of the site, additional open space has been provided in Outlot A that will 

create a well landscaped edge and separator to the residential neighborhood to the 

north.  

 Open space primarily consists of natural wetlands labeled as Outlot D and perimeter 

landscaped outlots, Oulots A, B, and C, that serve an aesthetic purpose rather than 

open space fields for recreation purposes.  Per Section 16.24.150 of the Loveland 

Municipal Code, open space play fields are not required for subdivision’s containing 

less than fifty (50) single family lots.  

 

D. Environmental Impacts: 

1. Section 18.41.050.E.2: The PDP incorporates environmentally sensitive areas, 

including but not limited to wetlands and wildlife corridors, into the project design.  

"Environmentally sensitive areas" are defined in Section 18.41.110 as: slopes in excess 

of 20%; floodplain; soils classified as having high water table; soils classified as highly 

erodible, subject to erosion or highly acidic; land incapable of meeting percolation 

requirements, land formerly used for land fill operations or hazardous industrial use; 

fault areas; stream corridors; estuaries; mature stands of vegetation; aquifer recharge 

and discharge areas; habitat for wildlife; and other areas possessing environmental 

characteristics similar to those listed above. 

2. Section 16.20.030: The subdivision preserves natural features and environmentally 

sensitive areas to the extent possible. 

 

Current Planning: Staff believes that this finding can be met based on the following facts: 
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 An environmentally sensitive report was submitted and reviewed with the original 

PDP. The PDP Amendment does not propose to modify the preservation or 

enhancement of the jurisdictional wetlands located in Outlot D.  Wire mesh will be 

installed with the 3-rail fencing along the perimeter of the project to limit domestic 

animal intrusion into the wetland area.    

 

VIII. RECOMMENDED CONDITIONS 

 

PRELIMINARY PUD DEVELOPMENT PLAN AMENDMENT 

 

Current Planning  

1. Prior to issuance of a building permit within the PDP Amendment boundaries, all common 

area landscaping, environmental sensitive areas enhancement, and streetside bufferyards 

within the PDP along with all landscaping in Tract A, Mariana Butte Ninth Subdivision, 

shall be either installed or financially secured with the City. Financial security shall include 

all plant material, irrigation and water meters necessary to sustain the landscaping. Financial 

security shall be provided for all seeded areas identified in the PDP Amendment, until such 

time that the seed germinates and is generally free of weeds. 

 

2. Prior to approval of the FDP, a letter from the Buckingham Reservoir Area Owners 

Association approving the modification of the plant species in Tract A, Mariana Butte Ninth 

Subdivision, shall be submitted to the Current Planning Division. If an approval letter from 

the Buckingham Reservoir Area Owners Association is not secured, the landscaping in Tract 

A shall revert to the landscape plan approved with the Mariana Butte 23rd Subdivision FDP 

and the FDP Amendment for Mariana Butte 26th Subdivision shall be modified to reflect 

said change. 

 

Engineering  

3. Notwithstanding any information presented in the PDP or accompanying preliminary plat 

and preliminary construction plan documents  (text or graphical depictions), all public 

improvements shall conform to the Larimer County Urban Area Street Standards, as 

amended,  unless specific variances are requested and approved in writing. 

 

4. Prior to the issuance of any building permits within the Mariana Butte Twenty Sixth 

Subdivision, pursuant to the provisions in Section 16.40.010.B of the Loveland Municipal 

Code, the Developer shall design and construct improvements listed as a and b, below, 

unless designed and constructed by others. A cash-in-lieu payment for all or part of these 

improvements may be accepted if approved in writing by the City Engineer: 

 

a) A 5-foot wide detached sidewalk along Rossum Drive adjacent to the property. 

b) A 6-foot wide detached sidewalk along West 1st Street adjacent to the property 

 


































































































