
  
LOVELAND PLANNING COMMISSION MEETING 

AGENDA 
Monday, June 08, 2015 

500 E. 3rd Street – Council Chambers 
Loveland, CO 80537 

 
THE CITY OF LOVELAND DOES NOT DISCRIMINATE ON THE BASIS OF DISABILITY, RACE, 
CREED, COLOR, GENDER, SEXUAL ORIENTATION, RELIGION, AGE, NATIONAL ORIGIN OR 
ANCESTRY IN THE PROVISION OF SERVICES.  FOR DISABLED PERSONS NEEDING REASONABLE 
ACCOMODATIONS TO ATTEND OR PARTICIPATE IN A CITY SERVICE OR PROGRAM, CALL 962-
2523 OR TDD 962-2620 AS FAR IN ADVANCE AS POSSIBLE. 

 
I. CALL TO ORDER 

II. PLEDGE OF ALLEGIANCE 

III. REPORTS: 

a. Citizen Reports  

This is time for citizens to address the Commission on matters not on the published agenda. 

b. Staff Matters 

c. Committee Reports 

d. Commission Comments 

 

IV. APPROVAL OF MINUTES 
 

Review and approval of the May 11, 2015 Meeting minutes 
 

 
 
V. REGULAR AGENDA: 
 

1. Plan of Development (DDA) 
The Plan of Development (DDA Plan) for the Loveland Downtown Development Authority (DDA) 
is required by State law to be reviewed by the Planning Commission and a recommendation 
provided to the City Council.  The DDA Plan is defined as a plan for the development or 
redevelopment of the DDA District over a thirty to fifty year period.  After receipt of the Planning 
Commission recommendation, the City Council will hold a public hearing on July 7, 2015 and 
thereafter consider a resolution approving the DDA Plan.  The DDA may not undertake any 
development project until the City Council has approved the DDA Plan.  Review of this Plan does 
not require a public hearing. 
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2. Mariana Butte 25th Subdivision Preliminary Plat Extension Request  
This request requires quasi-judicial review by the Planning Commission to consider extension of the 
Preliminary Plat for Mariana Butte 25th Subdivision (Mountain Gate) for an additional two-year 
period.  In February of 2012, the Preliminary Plat and Preliminary Development Plan (PDP) were 
approved by the City for 51 lots (46 paired single-family units and 5 detached single-family units).  
The Preliminary Plat and PDP were extended previously for a two year period.  The 34-acre property 
is located at the northwest corner of West. 1st Street and Namaqua Avenue. The Planning 
Commission has final authority on this matter.  

 
3. Giuliano 4th Subdivision - Preliminary Development Plan, Preliminary Subdivision Plat, and 

Vacation of Rights-of-Way 
The application requires a public hearing and quasi-judicial approval by the Planning Commission 
for the project to be developed.  The Preliminary Development Plan (PDP) and Preliminary 
Subdivision Plat (PP) require quasi-judicial review.  Vacation of Rights-of-Way is considered a 
legislative matter.  The applications for a PDP and PP propose to develop 36 single-family lots on 
29.7 acres. In conjunction, a request to vacate Fife Court and a portion of Cascade Avenue are being 
proposed because the currently platted rights-of-way do not align with the proposed development.  
New rights-of-way would be re-established with the subdivision plat as presented.  The Planning 
Commission has final authority over the PDP and PP; the Commission must make a 
recommendation to the City Council on the right-of-way vacation request.   
 

4. Update: Site Plan Review Process for Public Schools 
Current Planning staff has been working with representatives of Thompson Schools to develop an 
agreed upon process for City review of site plans for new schools and other School District projects.  
Planning staff and School District representatives are bringing forward a draft proposal for review 
and direction by the Commission. 

 
 
VI. ADJOURNMENT 
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CITY OF LOVELAND 
 PLANNING COMMISSION MINUTES 

May 11, 2015 
A meeting of the City of Loveland Planning Commission was held in the City Council Chambers 
on May 11, 2015 at 6:30 p.m. Members present: Chairman Crescibene; and Commissioners 
Middleton, Meyers, Molloy, Forrest, Ray, and Jersvig, Members absent: Commissioners 
Dowding and McFall, City Staff present: Bob Paulsen, Current Planning Manager; Moses 
Garcia, Assistant City Attorney. 

These minutes are a general summary of the meeting.  For more detailed information, audio and 
videotapes of the meeting are available for review in the Development Services office. 
 

CITIZEN REPORTS 
There were no citizen reports. 

 

STAFF MATTERS 
1. Mr. Paulsen, Current Planning Manager, informed the commissioners that Beverly 

Walker had accepted a position with the City Clerk’s office and Jenell Cheever will be filling 
in for the Planning Commission in the interim.  

2. Mr. Paulsen reminded the commissioners that there is no meeting on May 25th in observance 
of Memorial Day.  

3. Mr. Garcia, Assistant City Attorney, provided an update on upcoming staff changes within 
the City Attorney’s office. Judy Schmidt will be leaving her position the end of May and 
Sharon Citino will also be leaving her position June 26th.  Mr. Garcia will continue with his 
assignment to the Planning Commission and to the Current Planning office. 

4. Mr. Paulsen notified the commissioners that the resolution to City Council to seek direction 
certifying the Loveland Building Division as a Prequalified Building Department is 
scheduled for the 6/2/15 City Council meeting. He also noted that the City Council has 
referred back the Title 18 Code Enforcement Amendment to the Planning Commission for 
further review due to concerns with the code enforcement provisions. 

Mr. Garcia noted that Assistant City Attorney, Vincent Junglas, will contact the Attorney 
General’s office for interpretation of the Municipal Code and rules of procedure. 
Commissioner Meyers noted his concerns regarding the definition of a Peace Officer and 
the standards for training. He said that the City of Loveland should have been following the 
Sunrise Approach to classifying Peace Officers. Commissioner Meyers agreed with Mr. 
Paulsen that the issue will not need to go back to the Title 18 Committee, but instead go 
directly to the Planning Commission.  

5. Commissioner Meyers noted that at the May 5th City Council meeting, some City 
Councilors received draft minutes and not the approved minutes by the Planning 

Page 1 of 8 May 11, 2015 Planning Commission Meeting Minutes 



Commission. Mr. Paulsen noted that the updated minutes were distributed to City 
Councilors; however, some councilors were unaware that they had received updated minutes.  

 
COMMITTEE REPORTS 
1. Commissioners Meyers and Molloy will attend the Title 18 Committee meeting on May 

14th. Mr. George, Development Services Director, will discuss land use in the restricted 
zones associated with oil and gas.  Mr. Paulsen noted that he will forward any notes from 
the meeting to the Planning Commission. 

2. 287 Advisory Committee: Commissioner Forrest is unable to attend the follow-up 
meeting/work-session with the Urban Land Institute on May 20th and asked if anyone would 
like to attend in her place. Commissioner Molloy volunteered to attend.   

 

COMMISSIONER COMMENTS 
1. Commissioner Ray had concerns with reclassifying Code Enforcement Officers to Peace 

Officers as this is not the standard in the surrounding communities. He will need to evaluate 
if this change is necessary when the issue returns to Planning Commission for review.   

Chairman Crescibene also noted that the presentation regarding the reclassification of Code 
Enforcement Officers needed to contain more facts instead of a “personal understanding” of 
the presenter, Vincent Junglas. 

2. Commissioner Ray felt, in retrospect, that the Transportation office did not provide 
adequate answers regarding the redirection of traffic associated with the alleyway vacation 
for the proposed Sprouts; the alley vacation request was heard by the Planning Commission 
on April 13, 2015. Specifically, the cost of signs and difficulties with traffic enforcement 
should have been explained in more detail.  

Commissioner Molloy commented that sometimes issues confronted in the vacation should 
have been addressed in the rezoning application. These issues, such as traffic, become a 
clean-up item with the right-of-way vacation request, and should have been analyzed with the 
earlier application. 

Commissioner Forrest commented that the impact of vacating the alleyway needs to be 
considered for future developments, not just specifically in relation to Sprouts. A more 
thorough consideration of the land use and its function should be considered.  

Commissioner Meyers agreed that the long term impact of parcel consolidation and 
rezoning on the neighborhood should be considered and not just the necessity of the vacation 
in relation to Sprouts.  

3. Commissioner Meyers referenced a May 9th article in the Reporter Herald and asked for 
clarification of the expansion of Artworks by 10-12 units. Mr. Paulsen is not aware of a 
request for adding 10-12 new units and believes this article pertains to Artworks opening up 
10-12 existing units. Mr. Paulsen noted that any request to expand the project so 
significantly cannot be approved administratively and would need to be approved through the 
Planning Commission. Mr. Paulsen will confirm this information and notify the Planning 
Commission of his findings.  
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APPROVAL OF THE MINUTES 
Commissioner Molloy made a motion to approve the April 27, 2015 minutes; upon a second 
from Commissioner Forrest the minutes were approved with six ayes and one abstention.  

 

REGULAR AGENDA 
1. Development Center Update 

Project Description:  Staff will provide a brief status update on the City’s Development 
Center which will be located in the Fire Administration Building at 410 East 5th Street.  Plans 
for renovating the building to provide integrated permitting services and accommodations for 
the entire Development Services Department are nearing completion. 

Bob Paulsen, Current Planning Manager, presented the proposed concept for the new 
Development Center. The project will be out to bid in July with an anticipated finish date in 
early 2016. All of the Development Services Department, along with the Transportation 
Development Review office will move to the new center; reviewers from other departments 
will be at the new center on a part-time basis.  

Commissioner Questions and Comments: 

• Commissioner Middleton suggested that insulation be added above the suspended 
ceilings due to the close proximity of the fire trucks operating within the building. 

• Commissioner Meyers expressed concerns with adequate conference rooms and meeting 
spaces and Commissioner Crescibene asked what the considerations for growth were. 
Mr. Paulsen stated that space availability within the building will be tight.  Although 
meeting space is limited on the first floor, the Planning office will still be able to use the 
conference rooms in the Emergency Operation Center (EOC rooms) located on the 
second floor. Additionally, if expansion was needed, the basement could be renovated or 
an addition added onto the building at some future time.  

• Mr. Paulsen stated that the move should have minimal disruptive effects on the daily 
operations as the new building will be completed prior to moving.  

 

2. Economic Development Update 
Project Description:  Betsey Hale, Economic Development Director, will give an update 
on Council approved economic incentive packages for various business entities throughout 
the years. Council approves agreements based on five year projections, so projects since 
2010 have not yet completed the expected five year performance period. 

In analyzing the economic incentives, there are two essential parts: the City support of 
projects and the economic benefit the City is looking to gain from the incentive. 

Commissioner Questions and Comments: 

• Commissioner Meyers asked what the average hourly wage for the proposed 1125 jobs 
and what opportunities there are for graduating students.  Ms. Hale said she could 
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research the average wage for primary employment and average wage for retail and 
provide this information to the commissioners. 

• Commissioner Meyers asked what the financial impact the opening of the Bass Pro 
Shop would have on businesses like Jax and Sportsman Warehouse. Ms. Hale stated that 
the effects on sales shifting from shops like these to the Bass Pro Shop are evaluated 
when considering an incentive. So far, an incentive has not been offered to Bass Pro 
Shop.  

• Commissioner Molloy asked if the new Scheels sporting goods store received an 
incentive in Johnstown. Ms. Hale was not sure if they received any assistance but would 
share any information that she receives with the Planning Commission.  She noted that 
Johnstown cannot use the URA code anymore due to changes in legislation and that may 
affect future developments.  

• Commissioner Molloy commented that Centerra has multiple levels of taxes and 
wondered if these taxes might drive the competition to shop in other cities. Ms. Hale said 
that is possible and sales shifting can affect the city’s revenues. Economic Development 
is researching how sales shifting to other cities can be reduced.   

• Commissioner Molloy asked what the likelihood that all of the RTA-related projects 
mentioned in the presentation will actually coming to fruition.  Ms. Hale said the 
likelihood is high because prior to applying you must actually show that you can build 
the project and what the financial gap is. However, ultimately would need to receive the 
RTA from the state in order for the projects to move forward.  

• Ms. Hale provided an update on the Brinkman Project. She noted that it has been 
successful and that the project has been full since its opening. However, due to taxes 
being paid a year later you won’t start seeing the revenue until 2015 or 2016.   

• In regards to the HP Campus Redevelopment / RMCIT, Ms. Hale explained that there are 
several tenants considering the space and some smaller companies committed to moving 
into the space. Recently the city entered into a partnership with Loveland Development 
Fund and commissioned an evaluation for an Art and Design School that would 
encompass 200,000 square feet. Commissioner Meyers asked how close the site was to 
filling the projected 5000 jobs and Ms. Hale stated there are currently between 30-40 
jobs created. Ms. Hale explained that this is partly due to the space being restricted for 
use only by technology jobs, limiting what businesses can occupy the site. 
Commissioner Ray asked for clarification for why call centers have been rejected as 
these tend to have an IT basis. Ms. Hale clarified that the call centers interested in the 
space are more outbound call centers focused on sales. 

• Commissioner Ray asked how many of the 2500 jobs at the proposed Adventure Park 
are good jobs, defined as jobs that will pay greater than $70,000. Ms. Hale stated the 
average for all jobs will be between $30,000 -$40,000; however, she will need to research 
how many positions are higher paying jobs versus entry level jobs.  

Chair Crescibene called for a recess at 9:15 p.m. 

Chair Crescibene called the meeting to order at 9:27 p.m. 
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• Ms. Hale commented that by creating the Adventure Park it will help make Loveland a 
destination center that will generate other income through overnight stays, food sales and 
retail sales. Ms. Hale stated that she is willing to come to another meeting with additional 
information on the economic impact and development in Loveland.   

 

 

3. High Plains School Update 
Project Description:  Dr. Dan Maas, Chief Operations Officer, Thompson Schools, will 
provide a progress update on the K-8 High Plains School and address Commission questions.   

Dr. Maas provided an update on the school design and site preparation efforts.  He noted that 
there is a Construction Review Committee required by Board of Education policy whenever 
a school is built. The members are: Julie Piotraschke, Marc Seter, Candie Joshi, Scott 
Holzclaw, Christine Ricks, Nancy Rumfelt, Tiffany Miller, Lisa Riggenbach, Chastity 
Stringer, Jennifer Kingston, David Hallet. Ex-Officio members are: Dr. Carl Langer, Denise 
Montagu, Dr. Dan Maas, Sara Rasmussen, Matt Throop, Skip Armatoski, Noreen Smyth, 
Kim Perry.  

Commissioner Questions and Comments: 

• Dr. Maas provided samples of the building materials that would be used for the school. 
In light of concerns raised at the February 9, 2015, Planning Commission meeting, the 
Construction Review Committee considered a lighter color palate of materials but felt 
that this darker palate was actually more pleasing and inviting.   

• Dr. Mass noted that the High Plains School has a smaller than typical site, but will utilize 
multi-purpose outside space that is shared with the city Parks Department. Some space 
will be public park space and other space that will be school property used as playground.  
Dr.  Maas explained that a perimeter fence was not part of the design as the Parks 
Department asked that there not be a perimeter fence due to the dual nature of a 
playground and a community park. Commissioner Ray expressed concerns about not 
having a fence around the playground.  

• Dr. Maas addressed the traffic concerns presented by the commissioners. Two separate 
studies were performed to redesign the bus loop to ensure safety. The new design 
separates buses from parent pick-up. It is anticipated that the school will be serviced by 
four to five buses.  Commissioner Meyers recommended the school have more than one 
traffic guard.  

• Dr. Maas discussed proposed boundary areas and the method used to determine the 
recommended school boundaries. The proposed boundary maps are posted on the 
Thompson School District website. The School Board will need to approve the school 
boundaries in August of 2015 

• Dr. Maas discussed the landscape and said the design is basic due to cost and safety, 
utilizing mostly low level rock work and a planned learning garden. Commissioner 
Malloy expressed concerns with the extent of landscape plantings and indicated that the 
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landscape plan may initially be limited and would like to see some areas planned with 
more extensive landscaping in the future once funds are available.  

• In response to Commission Forrest question, Dr. Maas said the school is seeking a gold 
level of LEED certification.  

• Commissioner Meyers and Commissioner Middleton asked for clarification on what 
limits there might be when a commissioner is in going to a school board meeting to 
express concerns as a private citizen. Mr. Garcia said that the appearance of a conflict of 
interest needs to be considered when making statements as a private citizen when as a 
commissioner you are involved in making a recommendation on the issue. Mr. Garcia 
stated that when addressing an outside board or commission, you can communicate that 
you are a commissioner but you should not state that you are representing the opinion of 
the Planning Commission.  

 

 

4. Proposed City Budget Reductions 
Project Description:  On May 19th the City Council will be considering an ordinance 
reducing the 3% sales tax on food for home consumption (groceries).  The reduction would 
be implemented over a 3-year period.  In preparation of this public hearing, the Council has 
requested that the City Manager prepare a proposal for reductions to the City budget that 
would accommodate the loss in general fund revenues attributable to this tax.  This is 
estimated to be approximately $6 Million annually if the sales tax is reduced in full 
(eliminated).   

The Planning Commission will be provided with information about the budget reduction 
proposal developed by City staff, and specifically provided with details about the reductions 
proposed for the Development Services Department.  With this information, the Commission 
will be invited to provide a written statement in response to the proposed reductions to the 
City Council in advance of the May 19th public hearing. 

Commissioner Questions and Comments: 

• Commissioner Crescibene emphasized that the Commission is not going to discuss if 
they like the sales tax cut or not; rather, the discussion will focus on  the effects to the 
city’s budget and programs.  

• Mr. Greg George, Development Services Director, provided an introduction to this 
matter, explaining that all City departments have developed a plan to accommodate 
revenue reductions that would occur if the sales tax on groceries is eliminated.  Mr. 
George indicated that all boards and commissions were being given the opportunity to 
respond to the impacts that are proposed to occur to the City department that they are 
associated with.  Mr. George focused his presentation on the proposed impacts to the 
Development Services Department.   Mr. George stated that the Commissioners can 
either formulate a statement of their collective position (must be motioned and voted 
upon) and then submitted, in writing, to City Council by May13th at 5:00pm. The second 
option is that as individuals each member can submit their position regarding the budget 

Page 6 of 8 May 11, 2015 Planning Commission Meeting Minutes 



cuts. All city staff must be totally neutral and therefore cannot provide the Planning 
Commission any direction on their response. 

• Mr. George stated that most cuts are line item budget cuts that reduce such items as 
printing, supplies, etc. However, some cuts include staff positions not currently filled or 
positions that will be eliminated.  

• Commissioner Meyers questioned why there was such a drastic cut proposed in 2016 
versus a reduction implemented over 3 years. Mr. George explained that some of the 
budget cuts deal with vacant position which results in a larger budget reduction in the 
first year of the three year phase-in. 

• Several Commissioners voiced concerns that being short staffed may negatively affect 
the turn-around time for processing development applications. Mr. George reiterated that 
it is up to the Planning Commission to decide if the proposed budget cuts are a good idea 
and what their recommendation to City Council will be.   

• Commissioner Meyers questioned whether the consultant fees would be reduced. Mr. 
Paulsen said that the consultant budget for current projects would not be reduced and 
most expenditures will be complete prior to the end of 2015. Mr. Paulsen indicated that 
the proposed reductions are focused on eliminating ongoing expenditures, not one time 
expenses like specific consultant contracts.  

• Mr. George stated that Development Services was asked to reduce their budget by 
almost 4%. Chair Crescibene asked where the remaining 96% percent of budget cuts 
would come from and Mr. George responded that a reduction similar to 4% across all 
other departments would be implemented. Since there are other departments larger than 
Development Services their 4% budget reduction will have a greater impact on the 
overall budget reduction package.  

• Mr. Paulsen clarified that certain programs and services must be provided, including 
federally or state mandated program that cannot be cut. Mr. George stated programs that 
have a low mandate or a low cost recovery feature were looked at first to cut. In the event 
City Council does not implement the repeal of the food sales tax,  there is no plan to 
implement these cuts.  

Chair Crescibene called for a recess at 10:37 p.m. 

Chair Crescibene called the meeting to order at 10:51 p.m. 

Commissioners discussed the proposed budget reductions and formulated a recommendation 
for City Council.  

Commissioner Meyers, made a motion to approve these recommendations be submitted to 
the City Manager by the Chair. Upon a second by Commissioner Ray, the motion was 
unanimously approved. 

 

ADJOURNMENT 
Chair Crescibene adjourned the meeting at 11:40 p.m.  
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Approved by:          

  John Crescibene, Planning Commission Chair 

 

           

  Jenell Cheever, Planning Commission Secretary 
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 CITY OF LOVELAND 
 ECONOMIC DEVELOPMENT OFFICE 

 Civic Center • 500 East Third • Loveland, Colorado 80537 
         (970) 962-2304 • FAX (970) 962-2900 • TDD (970) 962-2620 

 

 

  
AGENDA ITEM:       REGULAR AGENDA ITEM #1 
MEETING DATE: 6/8/2015 
TO: City of Loveland Planning Commission 
FROM: Betsey Hale, Economic Development Director  
PRESENTER:  Betsey Hale, Economic Development Director 
 Representatives of the Loveland Downtown Development Authority 
      
              
 
TITLE:  A motion to recommend the City Council adoption of the Plan of Development for the 
Downtown Development Authority 
  
RECOMMENDED COMMISSION ACTION:  Approve the motion  
              
 
SUMMARY: 
The Plan of Development (DDA Plan) for the Loveland Downtown Development Authority (DDA) 
is required by State law to be reviewed by the Planning Commission and a recommendation 
thereon to be made to the City Council.  The DDA Plan is defined as a plan for the development 
or redevelopment of the DDA District over a thirty to fifty year period.  After receipt of the 
Planning Commission recommendation, the City Council will hold a public hearing on July 7, 
2015 and immediately thereafter consider a resolution approving the DDA Plan.  The DDA may 
not undertake any development project until the City Council has approved the DDA Plan. 
              
 
BACKGROUND: 
In January 2014 the Loveland City Council directed staff to work with the private sector to 
develop an organization that would lead downtown redevelopment efforts.  In July 2014 the 
Loveland Downtown Partnership (LDP) was formed to act as in this capacity.  The City has 
made a commitment to fund the Loveland Downtown Partnership for a period of 10 years.  An 
election to form the DDA was held in February of 2015 and the voters approved the formation of 
the DDA.   
 
The LDP (and its precursor, the “Downtown Working Group”), working with a variety of 
interested downtown individuals and groups, drafted and approved “A Strategic Plan for 
Revitalizing Downtown Loveland”  (Strategic Plan) which has now been approved by the City 
Council as an official City downtown plan.  The Strategic Plan, along with other applicable City 
downtown plans and policies (listed on page 9 of the DDA Plan) formed the basis of the DDA 
Plan, which was drafted by the LDP with assistance from City Staff.  City Council reviewed and 
commented on the draft DDA Plan at a public meeting in December of 2104. 
 

              

City of Loveland Council Meeting Agenda  Page 1 of 2 

 



With regard to the planning components of the DDA Plan, it includes the DDA’s objectives and 
purposes, a list of potential development and redevelopment projects, and contains the legal 
description and map of the DDA District. 
 
The DDA Plan has been recommended for approval by the LDP Board and has been adopted 
by the DDA Board, subject to City Council approval. 
 
              
 
LIST OF ATTACHMENTS:  
1.  Plan of Development 

Links to documents referenced in the Plan of Development: 
• Appendix III (link): Downtown Vision Book (2010) 
• Appendix IV (link): Destination Downtown: HIP Streets Master Plan (2010) 
• Appendix V (link): Downtown Strategic Plan, Amendment to City’s Comprehensive 

Plan (2009) 
2.  A Strategic Plan for Revitalizing Downtown Loveland 
3.  Map of DDA District 
 
 
Documents referenced in Appendix III, IV and V are available for review in the Economic 
Development office located at 500 E. Third Street, Suite 300, Loveland, CO 80537. 
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A Strategic Plan for Revitalizing 
Downtown Loveland 

July 2014



Introduction 

Downtown Loveland serves as the heart of a City that from its beginnings in 1877 
has defined the best of Colorado’s entrepreneurial spirit and sense of civic pride. 
From its agricultural roots in sugar beets and cherry orchards to today’s thriving arts 
community, Downtown Loveland continues to offer diverse day time activities and 
great nightlife within a family-friendly environment. Today’s Downtown offers a wide 
array of businesses, retail shops, galleries, cafes, breweries and restaurants within 
walking distance of our historic Rialto Theatre Center.  
 

Downtown business and property owners 
believe that a strong economic foundation 
is critical to sustaining a vibrant community 
respectful of its history, committed to the 
full inclusion of all its citizens, and 
strategically positioned to thrive in a 
globally competitive marketplace. With this 
background in mind, we have developed 
the following strategic plan for revitalizing 
the Downtown as the heart of creative 
excellence in Northern Colorado.  

 

 
Our Vision 
 
Our residents enjoy the convenience of shopping, working, and learning 
in a pedestrian-friendly city-center. Visitors find restaurants, retail 
shops, and entertainment easily accessible by public transit or private 
vehicle. The presence of local residents at all hours of the day or 
night demonstrates the Downtown’s commitment to friendly service 
in a clean, safe environment.  
 
 

Our Mission 

To create a vibrant Downtown that provides a safe, dynamic environment to gather, 
live, educate, shop, work, and play. 

 

 



 

Guiding Principles 

This Downtown Plan for Revitalization is driven by the following principles: 

1. We are committed to a process driven by community stakeholders and 
supported by the City of Loveland. 

2. We are committed to a long term revitalization strategy (20 yrs.) that 
combines immediate action to improve communications and marketing with 
an ongoing responsibility to maintain and improve the downtown 
infrastructure. 

3. We are committed to shaping policies and procedures that provide adequate 
flexibility for the organization to respond quickly and effectively to changing 
conditions at the local, state, national, and/or international levels. 

4. We are committed to implementing an entrepreneurial environment in which 
Downtown products and services meet local demands and attract new 
residents and businesses to the area. 

5. We are committed to shaping collaborative public/private partnerships that 
promote economic growth in ways that honor and sustain strong community 
values. 

  



 

Goals 

1. To create a sustainable Downtown 
Development Authority (DDA) within 
twelve (12) months and determine the 
feasibility of a Business Improvement 
District within two (2) years. 
 

2. To create an event and marketing plan 
in cooperation with the Community 
Marketing Commission, Loveland Chamber of Commerce and other entities that 
promotes a unique Downtown brand. 

 
3. To implement key elements of the approved (City of Loveland) infrastructure 

plan by commencing construction over the next twenty-four (24) months and 
completing within five years, in ways that complement and preserve the 
Downtown’s historic and cultural heritage.  
 

4. To increase residential and employment density as catalysts for enriching life for 
residents and visitors alike.  

 
5. To assist emerging and existing businesses in navigating various local, county, 

and state regulations and taxing policies.  

  



Action Plan 

The Downtown Working Group will take the following 
actions in order to meet the strategic goals listed above. 

1. Create a sustainable Downtown Development 
Authority (DDA) within twelve (12) months and determine 
the feasibility of a Business Improvement District within 
two (2) years. 
 

1.1 Establish geographically and economically 
appropriate boundaries for the Downtown that allow for 
future residential and employment growth. 

1.2 Identify and establish a communications process with current business 
and property owners within the defined geographic boundaries. 

1.3 Establish multiple communication forums with emphasis on email, 
social media, and newspaper. 

1.4 Prepare an organizational structure for a “One Stop” approach to 
Downtown development.  

1.5 Based on this strategic plan, develop and present a DDA plan to the 
Loveland City Council in order to seek an election to create a 
Downtown Development Authority.   
 

2. Create an event and marketing plan in 
cooperation with the Community 
Marketing Commission, Loveland 
Chamber of Commerce and other entities 
to promote a unique Downtown brand. 
 
2.1 Consolidate existing community 

business and economic 
development groups where appropriate to alleviate overlaps and 
inefficiencies. 

2.2 Cross-load membership/representation among service and advisory 
groups to improve communications and effectiveness. 

2.3 Convene groups of local community and business people to identify 
existing cultural and economic strengths. 

2.4 Coordinate events around a common theme/brand that sets the 
Downtown apart from other local communities. 

2.5 Build local interest in the Downtown as a catalyst to attracting new 
residents, businesses, and visitors.  



 
3. Implement key elements of the 

approved (City of Loveland) 
infrastructure plan by commencing 
construction over the next twenty-four 
(24) months and completing within five 
years, in ways that complement and 
preserve the Downtown’s historic and 
cultural heritage. 
 
3.1 Create a user-friendly summary with completed and planned 

infrastructure projects. 
3.2 Hold small group meetings with residents, business owners, and other 

interested groups to discuss the implications of each project as well as 
the links between and among those projects. 

3.3 Gather community input regarding the balance between economic 
development and preserving local history and culture. 

3.4 Create timely, ongoing progress reports via multiple media sources. 
3.5 Design an operating budget that balances immediate marketing and 

communication needs with a sustainable infrastructure.  
 

4. Increase residential and employment density as catalysts for enriching life 
for residents and visitors alike. 
 
4.1 Partner with the City of Loveland economic development department 

to keep abreast of demographic trends and emerging economic 
opportunities. 

4.2 Establish a working relationship with area 
brokers and developers to highlight business and 
residential opportunities in the Downtown. 

4.3 Establish a working relationship with funding 
sources and development groups that demonstrate an 
understanding of and a commitment to sustainable 
economic growth. 

4.4 Create opportunities for a wide variety and 
type of business and residential uses with an emphasis on encouraging 
growth of local businesses. 

  



 
 

5. Assist emerging and existing businesses in navigating local, county, and 
state regulations and taxing policies. 
 
5.1 Create a proactive partnership with the Loveland Center for Business 

Development to assist with business development. 
5.2 Work with city, county, and state agencies to provide ongoing 

workshops and seminars related to business regulations and tax 
policies/procedures. 

5.3 Provide “just-in-time” support/advocacy for business and property 
owners who need immediate answers or directions. 

5.4 Provide tips through blogs and other media related to common 
problems experienced/reported by local business and property 
owners. 

5.5 Provide recognition of those individuals or groups who make significant 
contributions to the success of the Downtown. 

 

 
  



 
 
 
 

Special Thanks  
to the  

Downtown Working Group  
for their dedication to the creation of the  

Strategic Plan 
 
 

Clay Caldwell 
Jim Cox 

Debbie Davis 
Harry Devereaux 

Justin Erion 
Barry Floyd 

Dan Johnson 
Bryan Jones 

Heather Lelchook 
Mike Lynch 

Mindy McCloughan 
Gene Pielin 

Troy Peterson 
Tim Reeser 

Doug Rutledge 
Carla Schlosser 

Nicole Yost 
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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 

MEMORANDUM 
 

 

June 8, 2015 – Regular Agenda 2 
 
 
To:  Loveland Planning Commission 
 
From:  Troy Bliss, Senior Planner 
 
Subject: Preliminary Plat Extension Request of Mariana Butte 25th 

Subdivision (Mountain Gate) (PZ #10-00120) 
 
This is a quasi-judicial action on an application to extend the Preliminary 
Plat for Mariana Butte 25th Subdivision (Mountain Gate). 
 
Mr. Thomas Hartley, owner of the subject property, has submitted a written 
request for a two-year extension of the Preliminary Plat and Preliminary 
Development Plan for the Mariana Butte 25th Subdivision (Mountain Gate).  Mr. 
Hartley is the owner and potential developer of the 34-acre property generally 
located at the northwest corner of W. 1st Street and Namaqua Avenue.  In 
February of 2012, the Preliminary Plat and Preliminary Development Plan (PDP) 
(Attachments 3 and 4) were approved by the City for 51 lots (46 paired single-
family units and 5 detached single-family units). 
 
Section 16.20.020 of the subdivision code indicates that Preliminary Plats shall 
be valid for one year.  A Final Plat must be submitted to the City within this one 
year time period or the application is deemed withdrawn, unless an extension to 
the Preliminary Plat is granted by the Planning Commission for good cause 
shown.  A previous two-year extension was granted by the Planning Commission 
in July of 2013 – extending approval to February 7, 2015.  The extension was 
granted to Jess Rodriguez, potential developer and applicant at the time.   
 
Mr. Hartley’s request for another two-year extension came into the Current 
Planning office prior to the expiration date.  Since Mr. Hartley has been out of the 
state for a number of months, the request is being presented to Planning 
Commission after the deadline.  The City’s policy with these extension requests 
has been to allow the Planning Commission hearing after the expiration date if a 
request is made prior to the expiration and if there are extenuating circumstances 
that prevent the owner from being available.  However, any consideration for 
approving another extension would be back-dated, resulting in the expiration to 
occur on February 7, 2017, for example.   
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With PUD zoning, a PDP is processed at the same time as the Preliminary Plat.  
The PDP is also valid for one year following approval.  The PDP can be extended 
by the Current Planning Manager.  It is customary for the Current Planning 
Manager to extend a PDP for the same length of time that the Planning 
Commission extends a Preliminary Plat.  When a Preliminary Plat or PDP expires 
without an extension, a new application must be filed and all application fees 
paid. 
 
Mr. Hartley as well as Stephen/Kari Robinson (agent/messenger) cites economic 
factors including the real estate market versus the cost of infrastructure 
improvements and raw water that are complicating the financial feasibility of the 
project (see Attachments 1 and 2).  On January 15, 2015, Mr. Hartley was in 
contact with staff regarding the extension (see Attachment 1).  Upon requesting 
additional information, staff received a supplementary email on February 2, 2015 
(see Attachment 2) further elaborating on the request. 
 
In preparation for bringing this forward to the Planning Commission, staff verifies 
with all City Departments that the project is still in compliance with current 
development standards.  The Mariana Butte 25th Subdivision Preliminary Plat 
complies with all current City standards and the associated PDP still maintains its 
vested right.  Additionally, the neighborhood supported this project and the 
donation of a portion of land to the Loveland Historical Society for the Medina 
Family Cemetery.  However, if a further extension is not granted by the Planning 
Commission, this action would have no impact to the Medina Family Cemetery.  
The land has already been deeded over to the Loveland Historical Society.   
 
Planning staff has no objection to this request.  Staff believes that it will serve 
no practical purpose to require a re-submittal of the approved applications.  If the 
Planning Commission approves an extension request for the Preliminary Plat, 
staff would look favorably on extension of the Preliminary Development Plan for 
the same time period.  If an extension request is denied by the Planning 
Commission, staff will not entertain an extension of the Preliminary Development 
Plan. 
 
If an extension is approved, the applicant will be required to submit a Final Plat 
and Final Development Plan within the specified extension period or a re-
application of the Preliminary Plat and Preliminary Development Plan will be 
necessary.  These final documents must be accompanied by Public Improvement 
Construction Plans (infrastructure plans) that are consistent with the City’s 
current standards at the time of submittal. 
 
 
RECOMMENDED MOTION 
 
Move to make a finding that the applicant has shown good cause due to recent 
economic conditions,  including the real estate market versus the cost of 
infrastructure improvements and raw water, and based on that finding,  approve 
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the request for a two-year extension of the Preliminary Plat of the Mariana Butte 
25th Subdivision to February 17, 2017. 
 
 
ATTACHMENTS: 

1. January 15, 2015, Letter of Request from Thomas Hartley 
2. February 2, 2015,  email supplementing extension request by Thomas 

Hartley forwarded by Stephen/Kari Robinson 
3. Preliminary Plat for Mariana Butte 25th Subdivision (approved February 7, 

2012) 
4. Portions of the Preliminary Development Plan for Mariana Butte 25th 

Subdivision (Mountain Gate) 



PC ATTACHMENT 1
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Troy Bliss

From: Kari Robinson <stephenco@gmail.com>
Sent: Monday, March 09, 2015 1:23 PM
To: Troy Bliss
Cc: Tom Hartley; Robinson
Subject: Re: University Hills/ Mariana Butte 25th Subdivision

Kindly Confirm Receipt of this email. 
Hello Troy, 
Acting as agent and/or messenger for Tom Hartley we would like to 
have a meeting in the month of June or July on the Mariana Butte 
extensions.  Tom will be back at the end of May and that will give us 
time to meet with the engineers and planners and make a proposal 
to the City of Loveland. 
Thank you, 
Stephen Robinson/klr 
 
 
 
Kari Robinson 
A. Stephen and Company, Inc. 
970-282-8505  office 
970-239-4391  fax 
970-222-7522  cell 
CONFIDENTIALITY STATEMENT:  Please be advised that this e-mail communication and any attachments 
hereto are confidential documents intended only for the use of the individual(s) or entity(ies) named above and 
may be subject to attorney/client and/or work-product privileges.  If you have received this communication in 
error, please notify us by telephone and delete and destroy all electronic and hard copies of this 
communication.  If you are not the proper recipient, you are hereby notified that any disclosure, dissemination, 
distribution or copying of this communication or the information contained therein is strictly prohibited.  Thank 
you. 
 
On Wed, Mar 4, 2015 at 3:41 PM, Troy Bliss <Troy.Bliss@cityofloveland.org> wrote: 

Kari, thank you for sending this to me.  I am not quite sure why I did not receive this on February 2, 2015.  The only 
thing I can think of is that it ended up in my spam and I didn’t look there in time. 

  

Tom, if you feel that this captures your justification fully, I will proceed with including this in my communication to the 
Planning Commission.  As mentioned in previous conversations, the Planning Commission has been (in general) 
reluctant to grant further extensions to projects.  Having a strong justification and presenting it to the Planning 
Commission will be important in obtaining approval.  The next Planning Commission meeting will be on March 23, 
2015.  I can get this request scheduled for that meeting, if you would like.  However, as we discussed over the phone 
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yesterday, you will need to have someone at the meeting representing you.  They will need to be prepared to provide a 
presentation (based upon your justification) as to the request for extending approval.  This individual will also need to 
be able to respond to questions from the Planning Commission and/or make decisions relative to potential conditions 
on your behalf.  If you need more time to coordinate this, I can look to schedule something in April or possibly when 
you return from South Carolina.  Please let me know how you would like to proceed and who would be attending the 
Planning Commission meeting in place of you.  Thank you. 

  

Troy Bliss 

Senior Planner 

Current Planning 

Development Services 

City of Loveland 

(970) 962‐2579 

Troy.Bliss@cityofloveland.org  

  

  

From: Kari Robinson [mailto:stephenco@gmail.com]  
Sent: Wednesday, March 04, 2015 11:51 AM 
To: Troy Bliss 
Cc: Tom Hartley; Robinson 
Subject: Re: University Hills/ Mariana Butte 25th Subdivision 

  

Troy, 

I am resending this email that was originally sent to you on 
February 2. 

Please advise. 

Thank you, 

Kari 
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Kari Robinson 
A. Stephen and Company, Inc. 
970-282-8505  office 
970-239-4391  fax 
970-222-7522  cell 
CONFIDENTIALITY STATEMENT:  Please be advised that this e-mail communication and any attachments 
hereto are confidential documents intended only for the use of the individual(s) or entity(ies) named above and 
may be subject to attorney/client and/or work-product privileges.  If you have received this communication in 
error, please notify us by telephone and delete and destroy all electronic and hard copies of this 
communication.  If you are not the proper recipient, you are hereby notified that any disclosure, dissemination, 
distribution or copying of this communication or the information contained therein is strictly 
prohibited.  Thank you. 

  

On Mon, Feb 2, 2015 at 10:00 AM, Kari Robinson <stephenco@gmail.com> wrote: 

Good Morning Troy, 

Below is the request for the extension from the Owner-Tom 
Hartley. 

If you could please acknowledge receipt of this email for me, it is 
much appreciated. 

Thank you, 

Kari  
 

Kari Robinson 
A. Stephen and Company, Inc. 
970-282-8505  office 
970-239-4391  fax 
970-222-7522  cell 
CONFIDENTIALITY STATEMENT:  Please be advised that this e-mail communication and any attachments 
hereto are confidential documents intended only for the use of the individual(s) or entity(ies) named above 
and may be subject to attorney/client and/or work-product privileges.  If you have received this 
communication in error, please notify us by telephone and delete and destroy all electronic and hard copies of 
this communication.  If you are not the proper recipient, you are hereby notified that any disclosure, 
dissemination, distribution or copying of this communication or the information contained therein is strictly 
prohibited.  Thank you. 

  

---------- Forwarded message ---------- 
From: Tom Hartley <eatonshartley@gmail.com> 

PC ATTACHMENT 2
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Date: Fri, Jan 30, 2015 at 8:44 AM 
Subject: University Hills 
To: Kari Robinson <stephenco@gmail.com> 

Troy Bliss 

Planning Department 

City of Loveland 

This is a request to extend our entitlements for another two years on our project at  

First and Nemaquwa. The reasons for this request are the issues that surround raw water in Loveland, with the 
cost going up over 300% since we started the project and the fact that Loveland has a policy of having 
approved structure plans prior to the recording of the final plat.  As I am not a builder but a land developer I 
need to have someone under contract to build the vertical to be able to comply with your requirements.  The 
development market has been somewhat stagnant because of financing issues coming out of our recent real 
estate recession. 

Thank you  

Tom Hartley 

Owner  
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Planning Commission Staff Report  

June 8, 2015 

 

  Agenda #: Regular Agenda - 3 

Title: Giuliano 4th Subdivision - 

Preliminary Development Plan, 

Preliminary Subdivision Plat and 

Vacation of Rights-of-Way (PZ 

14-174, 175, and 176) 

Applicant: John Giuliano, Giuliano & Father 

Construction (represented by 

Landon Hoover, Hartford Homes)  

Request: Preliminary Development Plan, 

Preliminary Subdivision Plat, 

and Vacation of Rights-of-Way 

Location: Northeast corner of Cascade 

Avenue (to be built) and W. 43rd 

Street 

Existing Zoning: P-58: Giuliano Addition 

Planned Unit Development 

(PUD) 

Staff Planner: Troy Bliss 

 

  

Staff Recommendation  
APPROVAL of the Preliminary Development Plan, 

Preliminary Plat and Vacation of Rights-of-Way. 

Recommended Motions:  

1. Move to make the findings listed in Section VIII of the 

Planning Commission staff report dated June 8, 2015, and 

based on those findings approve the Giuliano 4th 

Subdivision Preliminary Development Plan, subject to the 

conditions listed in Section IX, as amended on the record. 

And 

2. Move to make the findings listed in Section VIII of the 

Planning Commission staff report dated June 8, 2015, and 

based on those findings approve the Giuliano 4th 

Subdivision Preliminary Plat, as amended on the record.  

And 

3. Move to make the findings listed in Section VIII of the 

Planning Commission staff report dated June 8, 2015, and 

based on those findings, recommend that City Council 

approve the Giuliano 4th Subdivision Vacation of Rights-

of-Way, subject to the conditions listed in Section IX, by 

adoption of an ordinance in the form attached hereto, as 

amended on the record. 

Summary of Analysis 

Hartford Homes has applied to develop the western most 29.7 acres of the Giuliano Addition for 36 single-family lots.  

The application requires a public hearing and approval by the Loveland Planning Commission for the project to be 

developed.  This report provides the Planning Commission with information and analysis pertinent to city standards, 

policies, and code provisions that are applicable to the application.  City staff supports the project subject to 

recommended conditions. 

 

The Preliminary Development Plan (PDP) and Preliminary Subdivision Plat (PP) require quasi-judicial.  Vacation of 

Rights-of-Way is considered a legislative matter.  Upon the review of all pertinent information, including testimony at 

the public hearing at 6:30 pm on Monday, June 8th, the Planning Commission must render a decision on the application 

based on findings specified in the Municipal Code.  If a majority of Commissioners vote to approve the project, the 

application can proceed through the city’s administrative review process and be developed.  Conversely, if a majority 

of Commissioners vote to deny the project, the project is halted.  Regardless of the Commission’s decision, an appeal 

of the Commission’s decision on the PDP and PP may be filed, resulting in a new public hearing on the application by 

the City Council. 
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I. SUMMARY 

 

The following abbreviations will be used throughout this report and are being provided to help clarify 

what each represents: 

PUD: Planned Unit Development is a type of zoning that allows for the creation of zoning and design 

standards that are tailored to a site with this designation.  This zoning is unique to a particular site 

or area, typically described in some form of development plan.  The primary purpose of this zoning 

is to encourage a mixture of land use opportunities that are well integrated in creating an efficient 

use of land.  

GDP: General Development Plan establishes the zoning, density and design standards for a PUD-zoned 

property.  The plan itself is primarily conceptual in nature, meant to provide guidance with respect 

to locations for different land uses within a PUD.  This plan is usually prepared in conjunction with 

the annexation of a property as its official zoning document.  This plan must be approved by City 

Council.  

PDP: Preliminary Development Plan is typically the initial step, detailing a specific development 

proposal within a PUD.  Its contents are reviewed against the zoning requirements of the applicable 

GDP.  This plan must be approved by Planning Commission, subject to appeal to City Council.   

FDP: Final Development Plan is the last and subsequent step in the PUD process.  Its contents are 

reviewed against the PDP with final details of all components associated with the project.  This 

plan is approved administratively.  

PP: Preliminary Subdivision Plat is the initial subdivision of a property into more than 4 additional lots.  

It establishes all necessary conveyances (i.e. dedication of public rights-of-way and easements) for 

public and private use. This document must be approved by Planning Commission, subject to 

appeal to City Council.  

TIS: Traffic Impact Study is a study prepared by a traffic engineer to evaluate traffic impacts on a 

specific development proposal.  

ACF: Adequate Community Facilities is a program adopted by the City of Loveland to ensure that 

community facilities needed to support new development meet or exceed defined levels of service.  

This includes fire protection, transportation, water, wastewater, stormwater, and power.  

LMC: Loveland Municipal Code is the collection of adopted City relations, including the zoning and 

subdivision codes. 

 

The applications for a PDP and PP (see Attachments 7 and 8) propose to develop 36 single-family lots 

on 29.7 acres.  The project is being presented by Hartford Homes, the builder of a number of the single-

family homes in the Giuliano Addition.  The area of focus for these applications is referred to as SF-1 on 

the GDP (see Attachment 5).  It currently is platted for 18 single-family lots along with vesting for 

development of 18 single-family homes – in a less dense, estate type arrangement when compared to the 

current applications (see Attachment 6).  Through these applications, Hartford Homes is seeking to 

double the number of lots/units.  The change is being made in response to market demands and overall 

feasibility.  In conjunction, a request to vacate Fife Court and a portion of Cascade Avenue are being 

proposed because the currently platted rights-of-way do not align with the proposed development.  New 

rights-of-way would be re-established with the subdivision plat as presented.   

 

A general narrative has been provided by the applicant and incorporated into the PDP package (see 

Attachment 1).  The following is a review of the various components of the development proposal, 
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analyzing each with respect to applicable City standards and the Giuliano Addition General Development 

Plan (GDP): 

 

Density:  The gross density of the proposed development is 1.21 units per acre.  The proposed 

density is in keeping with the requirements of the GDP between 0.8 to 1.5 units per acre.  

 

Number of Units:  The proposal consists of development for 36 single-family units.  This is the 

maximum number of units allowed within this area of the GDP. 

 

Traffic:  The additional traffic generated by this development proposal has been analyzed in a 

Traffic Impact Study (TIS) (see Attachment 4).  General conclusions indicate that the proposed 

development can be accommodated by the existing street system, without the need for additional 

street improvements.  The City’s Transportation Development Review office is in agreement with 

this conclusion.  The TIS has also concluded that the City’s Adequate Community Facilities 

(ACF) criteria will be satisfied in order to maintain acceptable levels of service.   

 

Fire Access and Circulation:  The Fire Protection Division has reviewed the submitted plans and 

has indicated that fire protection will be served with fire trucks entering the site from both W. 43rd 

Street and Cascade Avenue onto the proposed reconfigured Fife Court (local street) and new John 

Michael Avenue (local street).  The proposed internal local street network provides adequate 

emergency service from two points of access (i.e. W. 43rd Street and Cascade Avenue). 

  

Setbacks and Building Separation:  The PDP proposes staggered front setbacks ranging from 

20, 22, and 24 feet from the back of sidewalk (typical of other areas in the Giuliano Addition).  

Other building setbacks and separations include a minimum of 5 feet along all side yards (10+ feet 

between structures), unless on a corner lot where the corner side would be 15 feet.  And a 

minimum of 25 feet to all rear property lines. 

 

Site Access and Parking:  The PDP proposes two separate access points from W. 43th Street and 

Cascade Avenue linking an internal local street network.  Many opportunities are proposed for 

pedestrian access including a detached public sidewalk along W. 43th Street and Cascade Avenue, 

sidewalks along all local streets, and an internal private walkway at the north end of the site 

connecting with other open spaces in the Giuliano Addition.   

 

Off-street parking is provided for each dwelling unit within individual garages and driveways.  

Parking would also be permitted along areas of the internal local streets (i.e. Fife Court and John 

Michael Avenue).  The provided off-street parking arrangement meets GDP requirements.  

 

Architecture:  The PDP proposes a combination of both single story and two story homes.  It is 

anticipated that a majority of the homes will be single story.  While building design is preliminary 

at this point, minimum design standards are established with the PDP such as all exteriors will be 

constructed of painted wood/composite siding, masonry has been included as a front wainscot on 

the façade and associated porch columns, fiberglass shingles would be used as the roofing 

material, minimum 5/12 roof pitch on all primary roof planes would be established, a minimum of 

3 windows for single-story/4 windows for two-story homes is provided (using window treatments 
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on doors and garage doors), and incorporating earth tone colors for all homes.  Design 

requirements contained in the PDP will be further detailed and incorporated into any subsequent 

Final Development Plan (FDP), prior to construction.  

    

Landscaping and Open Space:  A majority of the proposed development site would be devoted 

to landscaping and open space areas (approximately 66%).  This is primarily a result of the eastern 

third of the site being a limestone ridge identified as being environmentally sensitive and to be 

preserved.  Other landscaping and open space areas include detention, pedestrian trail greenbelt, 

and internal pocket parks for recreational use.  No defined playground areas with equipment are 

proposed considering that this development will be marketed toward empty nesters or individuals 

seeking minimal maintenance responsibilities.  

 

Stormwater Design:  Surface run-off would be directed to two detention ponds located at both 

the north and south ends of the site.  These ponds are designed to provide water quality measures 

and detain runoff before releasing to the existing drainage system east of the site.   

 

 

II. KEY ISSUES 

 

From a City staff perspective, there are no key issues, except that the sidewalk placement along internal 

local streets is of concern.  Throughout the review of these applications, City staff has taken the position 

that detached sidewalks along all public streets should be incorporated with this development.  While 

there is no requirement for detached sidewalks as part of the GDP or LMC, the objectives of any PUD are 

(among others), “to encourage innovation in residential development…” and “encourage the building of 

new developments incorporating the best features of modern design”.  From a City staff perspective, 

detached sidewalks were seen as a design element speaking to these objectives.  Through further 

considerations and negotiations with the applicant, City staff modified the recommendation – suggesting 

that in addition to the proposed detached sidewalk along the east side of Fife Court, this design be carried 

over along all internal local streets that front open space areas (excluding other individual lots where 

space is limited).  

 

This project is in keeping with the overall GDP for the Giuliano Addition.  All applicable City standards 

and requirements will be met.  The City will be able to adequately serve this proposed development in 

terms of street connections, utilities, and emergency access.  Agencies outside of the City including the 

School District and utility providers have expressed no concerns over the proposal.  The increase in 

number of units from 18 to 36 has no negative impact to the School District’s enrollment projections or 

school capacity.  Referrals were also sent to utility providers such as Xcel Energy, Comcast, and 

CenturyLink with no comments provided.   

 

 

III. ATTACHMENTS 

 

Supporting Documentation 

1. Project Narrative (Provided by Applicant) 

2. Giuliano 4th Subdivision Preliminary Development Plan Resolution 
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3. Giuliano 4th Subdivision – Draft Vacation of Rights-of-Way Ordinance 

4. Traffic Memorandum (excluding appendices) 

 

 

Plan Documents 

5. Giuliano Addition General Development Plan (GDP) (Approved in 2001) 

6. Giuliano First Subdivision – Final Development Plan (FDP) (Approved in 2003) 

7. Giuliano 4th Subdivision - Preliminary Development Plan (Proposed) 

8. Giuliano 4th Subdivision - Preliminary Subdivision Plat (Proposed) 

 

 

IV. VICINITY MAP 

  

 
 

 

V. SITE DATA  
 

ACREAGE OF PUD SITE GROSS ............................................ 29.7 AC 

NUMBER OF PLATTED LOTS ................................................. 36 (PROPOSED) 

MASTER PLAN DESIGNATION .............................................. LDR - LOW DENSITY RESIDENTIAL 

EXISTING ZONING ................................................................ P-58: GIULIANO ADDITION PUD 

EXISTING USE ...................................................................... VACANT/UNDEVELOPED 

EXIST ADJ ZONING & USE - NORTH .................................... P-103: PONDEROSA RIDGE ADDITION PUD – 

 ......................................... UNDEVELOPED/VACANT PARCELS 
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EXIST ADJ ZONING & USE - SOUTH ..................................... P-91: LEE FARM ADDITION PUD – 

 ......................................... UNDEVELOPED/VACANT PARCEL (PLANNED SINGLE 

 ......................................... FAMILY) 

EXIST ADJ ZONING & USE - WEST ....................................... P-103: PONDEROSA RIDGE ADDITION PUD – 

UNDEVELOPED/VACANT PARCELS (PLANNED SINGLE 

FAMILY) 

EXIST ADJ ZONING & USE - EAST ........................................ P-58: GIULIANO ADDITION PUD – SINGLE FAMILY 

 ......................................... RESIDENCES 

UTILITY SERVICE ................................................................. CITY OF LOVELAND  

 

 

VI. BACKGROUND 

 

The site lies on the north side of W. 43rd Street at the far west end of the Giuliano Addition.  This 29.7 

acre property is one of three vacant/undeveloped properties in the Giuliano Addition (the other two 

include a multi-family component at the northeast end of the addition and a commercial component along 

the entire eastern edge fronting N. Wilson Avenue).  The entire Giuliano Addition is located on the north 

side of W. 43rd Street between N. Wilson Avenue and Cascade Avenue (planned major collector along 

west edge).  Inclusive of internal public local streets, the Giuliano Addition is approximately 159.6 acres 

in size.  It was annexed in 2001 and has been developed primarily of single-family homes but does 

include the Ponderosa Elementary School.  The Giuliano Addition is a planned community, having a 

zoning designation of Planned Unit Development (PUD).  The zoning was established through a General 

Development Plan (GDP), approved by the City in 2001.  The GDP sets forth specific land use standards 

and requirements including but not limited to allowable uses, density, number of units, architectural 

design, building heights, building setbacks, landscaping, and open space.  Because the GDP is the official 

zoning document for the Giuliano Addition, it is the basis for which development proposals are reviewed 

by the City for conformance. 

 

The initial developer and builder of the Giuliano Addition has built a majority of the single-family lots but 

is seeking to sell the property to Hartford Homes, who has also built a number of homes in the area.  

Through the GDP, the subject property is zoned for low density single-family use.  As presented, the 

development proposal conforms to all aspects of the Giuliano Addition GDP.    

  

  

VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 

 

A. Notification: An affidavit was received from Landon Hoover, Hartford Homes, certifying that written 

notice was mailed to all property owners within 900 feet of the property on May 13, 2015, and notices 

were posted in prominent locations on the perimeter of the site at least 15 days prior to the date of the 

Planning Commission hearing. In addition, a notice was published in the Reporter Herald on May 23, 

2015.  These notices satisfy City requirements.   

 

B. Neighborhood Response: A neighborhood meeting was held at 5:30 p.m. on March 19, 2015, in the 

Gertrude Scott Meeting Room at the Loveland Public Library. The meeting was attended by 

approximately 15 neighbors, along with City staff and the applicant.  Generally, neighbors were 

supportive of the development proposal noting that the proposed homes would be compatible existing 
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development in the Giuliano Addition.  Neighbors were also supportive of the specific approach to 

market the development, proposing an age-targeted approach with a majority of the homes to be single 

story.  Additionally, neighbors also felt that the connection of the trail system at the north end of the 

site and continued preservation of the limestone ridge were important elements with this project.  

 

 

VIII. 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 applications.  The Planning Commission decision to approve or deny the PDP and PP 

applications must be based on a majority vote on whether or not the findings can be met.  The Planning 

Commission decision regarding the Vacation of Rights-of-Way is recommendation that would be forwarded 

to City Council. 

   

Preliminary Development Plan and Preliminary Plat 

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. 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:  
Staff believes that this finding can be met, due to the following: 

 The proposed development will comply with the requirements in the ACF Ordinance for 

response distance requirements from the first due Engine Company. 

 The Giuliano 4th Subdivision will not negatively impact fire protection for the subject 

development or surrounding properties. 

 

Water/Wastewater:  
 The subject development is situated within the City’s current service area for both water and 

 wastewater and is also accommodated in the City’s Water and Wastewater Master Plans. 
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 Regarding water, the development lies entirely within the City’s boosted P2 Pressure zone. 

 Typically, finished floor elevations situated above finished floor elevations of 5170 and above will 

 lie within this zone. At this time there is a small water booster station known as Buck Pump 

 Station that serves the portions of Buck and Giuliano Subdivisions within this boosted P2 pressure 

 zone. The subject area was initially included in the sizing of the Buck Pump Station for 20 lots. 

 The proposed subdivision will increase the originally platted 18 lots to 34 lots. The City has made 

 a determination that existing Buck Pump Station has the capacity for these additional 18 lots.  

 

 The current version of the City’s water Master Plan requires the extension of a 12” water main 

 through (or adjacent to) the development extended to the north property line of the development.  

 

 Regarding wastewater, the development will connect to an existing 8” wastewater main from the 

 Giuliano 1st Subdivision extended to the site. 

 

 The Department finds that the Development will be compliant to ACF for the following reasons: 

 

 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 designed to minimize flood damage and infiltration. 

 

PW-Stormwater:  
Staff believes that this finding can be met, due to the following: 

 

 When final 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: 

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

 The proposed development will have no negative impact on the City electric utilities.  The 

proposed development meets the criteria for level of service as outlined in the ACF 

ordinance, Section 16.41.150.  There is a 200 amp 3-phase vault located on the northeast 

corner of W. 43rd Street and Stump Avenue.  The power from this vault can be extended to 

the proposed project at the developer’s cost. There also are 2-4” conduit extended to the 



 

 

   

9 

west under the intersection that can be used for extending power to the proposed project.  

 

B. Transportation 

 

1. 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. 

2. 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:   

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

 A Traffic Impact Study (TIS) has been submitted with the Giuliano 4th Subdivision 

Preliminary Development Plan (PDP) and Preliminary Plat applications which demonstrates 

that the transportation system, incorporating the required roadway improvements, can 

adequately serve the land uses proposed.  

 

 Access to the site will be from two proposed full movement access points. One proposed 

access to 43rd Street and the access onto Cascade Avenue. 

 

 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 Giuliano 4th Subdivision is estimated to generate 

approximately 410 daily trips, 35 weekday AM peak hour trips, and 42 weekday PM peak 

hour trips.  

 

In conclusion, the development of the subject property pursuant to any of the uses permitted by right 

under the zoning district will not adversely impact any existing City infrastructure when typical 

roadway improvements are constructed. A positive determination of adequacy for transportation 

facilities for the proposed PDP has been made under the provisions of paragraph ii, above. 

 

All required infrastructure improvements and the extension of public utility services will be at the cost 

of the developer for installation.  This is an important distinction because it allows the City to make 

the findings as stated above in Sections A and B. 

 

C. Land Use  

1. Loveland Comprehensive Master Plan 
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Section 4.2 -Growth Management Plan – Residential Land Use 

Objectives for residential land uses are provided below. Descriptions of residential land use 

categories are provided in Section III of this Plan. 

RES1: Orderly development which is phased and coordinated with the community's fiscal and service 

capacity is encouraged. 

1.A A consistent & balanced relationship between the Land Use pattern & capacity of streets, utilities, 

and community services should be met so that those systems are not overburdened. 

1.B Urban development proposals should be contiguous to existing development within the city limits. 

RES2: Development should only be permitted where provision of facilities and services (i.e., police, 

fire, water, sewer, parks, schools, roads, communications systems, etc.) will be made available in a 

timely manner. 

RES3: The development of a full range of housing types to meet the needs of all age and socio-

economic groups is encouraged. 

RES4: A mix of housing densities throughout the City is encouraged. 

RES5: Quality design and compatible land use relationships with all proposed and existing 

developments is encouraged. 

RES6: Residential development in areas which have been officially designated as floodplain areas is 

discouraged. 

RES7: Pedestrian and bicycle friendly development is encouraged by considering among other 

things: 

7A. Walking or biking distance to an existing or planned neighborhood park and within easy access 

to a community park; 

7B. Easy access to major employment centers; 

7C. Walking or biking distance and safe accessibility to an existing or 

planned elementary school; 

7D. Easy access to existing or planned neighborhood shopping centers. 

RES8: Energy-conscious land use and site planning practices are encouraged. 

RES9: Applicable elements of the Open Lands Plan and Parks and Recreation Master Plan should 

be considered when evaluating in residential development proposals. 

9A. High value habitat that allows wildlife movement should be protected. 

9B. Mitigation measures, such as buffer standards, may need to be taken in such areas as the Big 

Thompson River Corridor, designated wetlands, and identified natural areas to offset or 

accommodate the impacts of development. 

RES10: Residential development proposals are encouraged where appropriate to incorporate the 

“clustering” of units to promote open space. 

RES11: Motor vehicle access to low density lots should be from local streets (not collectors). 

RES12: The developer of a residential project should consider assembling available land parcels and 

prepare a master plan design for the larger area, rather than submit separate individual proposals. 

RES13: Private property rights should be considered when evaluating in residential development 

proposals. 

RES14: Businesses and home occupations should be allowed in residential areas that are unobtrusive 

and compatible with residential uses. 

2. Section 18.41.050.E.2: 

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

Developments and any applicable area plan. 
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Current Planning: Staff believes that this finding can be met based on the following facts: 

 The PDP is supporting infill development opportunities.  While everything around the site has 

not been developed, all undeveloped areas do have development entitlements/vesting and 

capable of having public services extended. 

 The recommended land use and density for this area of the City is LDR.  This category 

recommends an overall residential density of 2-4 dwelling units per acre.  The gross density 

of the PDP is 1.21 dwelling units per acre, keeping with the LDR land use classification. 

 The type of units being proposed (i.e. patio homes) is geared towards providing another type 

of housing opportunity. 

 With the inclusion of the recommended condition regarding detached sidewalks, City staff 

believes that the project would be creating a more pedestrian neighborhood.  The proposed 

greenbelt with trail at the north site, links to other open space areas in the Giuliano Addition 

as well as to the Ponderosa Elementary School. Streets built with this development will also 

include designated bike lanes. 

 A clustering design is being incorporated due to the amount and nature of open space areas.  

For example, the preservation of the limestone ridge is a key natural physical feature 

associated with this site.   

 

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 due to the following: 

Section 16.41.110, the Adequate Community Facilities (ACF) ordinance, requires a proposed 

development to comply with one of the five standards in order for a positive determination of 

adequacy to be made: (i) all transportation facilities are currently in place or will be in place prior to 

issuance of a building permit for the development: OR (ii) provision of transportation facilities are a 

condition of the development 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 (iii) 

transportation facilities are under construction and will be available at the time that the impacts of the 

proposed development will occur; OR (iv) 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 (v) transportation facilities needed to achieve the adopted level of 

services are included in the Capital Improvement Program (CIP) and the CIP contains a financially 

feasible funding system from available revenue sources to fund the needed improvements and 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. 
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Two access points onto W. 43rd Street and Cascade Avenue (to be built with this project along west 

edge) are proposed for this development with each access providing ingress/egress to an internal local 

street system.  The developer’s traffic engineer has prepared a Transportation Impact Study (TIS) to 

analyze the traffic impacts as well as the local road network that service the site (see Attachment 4).  

The TIS concluded that the proposed development can be accommodated by the existing street system, 

without the need for additional improvements.  Additionally, the City’s Adequate Community 

Facilities (ACF) criteria will be satisfied in order to maintain acceptable levels of service.   

 

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 Division: Staff believes that this finding can be met due to the following: 

 There is one substantial natural physical feature on the site – a limestone ridge along the 

eastern boundary which is to be preserved. 

 The allowance for somewhat higher density is generally recognized as a positive factor for 

encouraging efficient land use and a balanced transportation system.  The location of the site 

along major collectors (i.e. W. 43rd Street and Cascade Avenue) will provide immediate 

connection to the City’s primary transportation system, without the need to travel through 

existing neighborhoods to reach a collector or minor arterial streets.   

 The landscape buffers included in the landscape plan provide appropriate transitions to the 

development – giving separation from all property lines to existing development, future 

development and natural physical features.  The type and density of plantings within the 

buffer yards will also help provide a sense of privacy and add to the overall landscape of the 

subdivision. 

 Considering the context of a single-family development, the scale and architectural character 

of the proposed buildings, lends itself to a similarity with adjacent and nearby single-family 

development.  The homes will be designed in one and two story fashions, on individual lots, 

using similar architectural detailing as prescribed in the GDP.   

  
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 
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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 Division: Staff believes that this finding is not applicable due to the following: 

 The zoning regulations for the Giuliano Addition are predominately specified in a General 

Development Plan (GDP) that was created at the time the 159.6 acres was annexed into the 

City.  City staff has reviewed the proposed development against all standards and 

requirements of the GDP – finding that it is in full compliance. 

 

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 Division: Staff believes that this finding can be met due to the following: 

 Lots and tracts are laid out to allow an efficient use of the property and maximize open space. 

 

10. Section 16.24.120: 

a. Landscaping complies with the requirements set forth in the GDP and buffer yards 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 Division: Staff believes that this finding can be met due to the following: 

 Landscaping will comply with the requirements set forth in the City’s Site Development 

Performance Standards by including landscape buffer yards around the perimeter of the site. 

 Open space primarily consists of internal private common areas.  Per Section 16.24.150 of 

the Loveland Municipal Code, common open spaces also will include play fields/areas 

required for subdivision’s containing more than fifty (50) single family lots.  Since this 

proposed development is not containing more than 50 single-family lots, designated play 

fields/areas are not provided.  However, internal pocket park areas are being provided as 

well as open space areas surrounding the homes, including a greenbelt with trail at the north 

end of the site. 

 

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 
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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. 

 

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

This section indicates that the City will identify, preserve, protect and enhance natural areas and other 

significant lands; and, that innovative techniques will be used which accomplished the objectives 

while respecting the rights of private property owners.  There is a significant natural physical feature 

on the site (a limestone ridge) that would be preserved in conjunction with this proposed development.   

 

Vacation of Public Rights-of-Way 

Chapter 16.36, Section 16.36.010.B 

1. That no land adjoining any right-of-way to be vacated is left without an established public or 

private right-of-way or easement connecting said land with another reestablished public or 

private right-of-way: 

 

In order to comply with this provision of the Municipal Code, in conjunction with the 

Preliminary Development Plan and Preliminary Plat applications, new rights-of-way for both 

Fife Court and Cascade Avenue will be dedicated.  The vacation is occurring because the 

existing rights-of-way do not match the proposed development plan.  

  

2. That the right-of-way or easement to be vacated is no longer necessary for the public use and 

convenience. 

 

The right-of-way is not necessary for public use in its current configuration – especially 

considering that they are not even built or being used.     

 

Development Review Team Analysis 

 

Current Planning 

The change in subdivision design is prompting the change in dedicated rights-of-way associated with Fife 

Court and a portion of Cascade Avenue.  Since these rights-of-way are not built and do not include services 

like public utilities, vacating the rights-of-way would have no impact.  Additionally, the associated 

Preliminary Plat would rededicate new rights-of-way to accommodate the proposed development. 

 

Transportation Development Review 

The vacation of portions of the existing public rights-of-way on Cascade Avenue and the turnaround at 

the north end of Fife Court as shown on the proposed Giuliano Fourth Subdivision Plat will not negatively 

impact the City’s public street network. These portions of existing rights-of-way are no longer necessary 

with the redesign of the subdivision. 

 

Fire 

Staff believes that this finding can be met, due to the following: 
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 The vacation of the existing 12’ strip of right of way along Cascade Avenue due to newly 

proposed lot layout of subdivision will not negatively impact fire protection or fire response time 

to this development or surrounding properties. 

 

Water/Wastewater 

The subject Right-of-Way to be vacated is the City’s current service area for both water and wastewater. 

There are no existing water mains and/or wastewater mains in the area to be vacated. Since The Department 

finds that: 

 

 The existing right-of-way to be vacated does not impact the existing water and wastewater utility 

configuration within and adjacent to this development. 

 

 The existing right-of-way to be vacated is no longer necessary for public use and convenience. 

 

Stormwater 

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

 

 The existing 12’ of right-of-way along Cascade Avenue is not needed to convey Stormwater and 

thus is not necessary for the public use and conveyance of Stormwater. 

 

Power 

The existing rights-of-way do not include any power facilities.  Vacating the rights-of-way would have no 

impact to the power that would serve the proposed development. 

 

 

IX. RECOMMENDED CONDITIONS 

 

Preliminary Development Plan 

 

Current Planning 

1. The detached sidewalk as presented along the east side of Fife Court shall be incorporated along all 

local streets where abutting open space areas.   

2. Final architectural elevations of the homes shall be provided in conjunction with the Final 

Development Plan in conformance with the design provisions of the Giuliano Addition General 

Development Plan.    

 

Transportation Engineering 

3. All public improvements within the Preliminary Development Plan (PDP) and Preliminary Plat shall 

comply with the Larimer County Urban Area Street Standards (LCUASS). 

4. Unless designed and constructed by others, the Developer shall design and construct the following 

public improvements prior to the issuance of any building permits within the PDP, unless otherwise 

approved pursuant to the provisions in Section 16.40.010.B of the Loveland Municipal Code: 

 a. 43rd Street. The Developer shall construct the portion of West 43rd Street adjacent to the PDP 

 to the LCUASS 2-lane arterial street standard. 
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 b. Cascade Avenue. The Developer shall design and construct that portion of Cascade Avenue 

 adjacent to the PDP to the LCUASS major collector street standard. The City may accept cash in-

 lieu for all or a portion of the construction costs for such improvements, in a form acceptable to 

 the City Attorney, if approved in writing by the City Engineer. 

 

 

Vacation of Rights-of-Way 

 

Current Planning 

1. Vacation of Fife Court and a portion of Cascade Avenue shall be subject to approval of the Giuliano 

4th Subdivision Preliminary Development Plan and Preliminary Plat. 



Giuliano First Subdivision Narrative – Fourth Amendment 

Hartford Homes in conjunction with Giuliano & Father Construction, Inc. requests a PDP Major 
Amendment in Giuliano First Subdivision Area SF-1 to create a community of detached patio 
homes (on single-family lots). The Amendment will create 36 approximately 65’x120’ patio home 
lots that are highly integrated with the natural landscape. The Amendment will increase open 
space in the subdivision by approximately 2.27 acres, creating a more natural and feathered 
transition to the foothills. 

Previously, SF-1 consisted of 18 estate lots. Hartford sees a diminished demand for this type of 
lot/product and an increased need for the proposed more affordable, age-targeted product. The 
proposed Amendment will have minimal impacts on local traffic and infrastructure relative to the 
originally proposed, and simply provides a more current and needed product to Loveland. 

 

___________________________ 

Landon Hoover, Hartford Homes 
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RESOLUTION #15-03 

 

A RESOLUTION OF THE LOVELAND PLANNING COMMISSION 

APPROVING THE GIULIANO 4TH SUBDIVISION PRELIMINARY 

DEVELOPMENT PLAN, LOCATED WITHIN THE P-58 GIULIANO 

ADDITION PUD, CITY OF LOVELAND, LARIMER COUNTY, 

COLORADO 
 

 WHEREAS, a General Development Plan (“GDP”) for the P-58 Giuliano Addition 

Planned Unit Development (“PUD”) was signed by the City on September 5, 2000; and 

 

 WHEREAS, a Preliminary Development Plan (“PDP”) for the P-58 Giuliano Addition 

PUD was submitted to the Planning Commission for consideration pursuant to Chapter 18.41 of 

the Loveland Municipal Code (“City Code”); and  

 

WHEREAS, the Giuliano 4th Subdivision Preliminary Plat (the “Preliminary Plat”) for the 

same portion of P-58 Giuliano Addition PUD was also submitted to the Planning Commission for 

consideration pursuant to City Code Section 16.20.060; and 

 

WHEREAS, the applications for the PDP and the Preliminary Plat were considered as a 

joint application under Code Section 18.41.080; and 

 

 WHEREAS, on June 8, 2015, pursuant to Section 18.41.050.E.2. of the City Code and 

after due notice had been given, the Planning Commission held a public hearing regarding the PDP 

and Preliminary Plat; and 

 

 WHEREAS, at said hearing the recommendations of the Current Planning Division were 

received and duly considered by the Planning Commission, as well as all necessary testimony by 

the applicant, Hartford Homes, through its representative, Landon Hoover, and its consultants, and 

the public; and 

 

 WHEREAS, the Planning Commission considered the application for the PDP in light of 

the intent and objectives of Chapter 18.41 of the City Code, and more specifically the factors set 

forth in Sections 18.41.050.E.2.a. through c., and expressly including those set forth in Sections 

18.41.050.D.4.b. and c., and determined that the PDP does satisfy these factors and shall be 

approved; and  

 

  WHEREAS, the Planning Commission approved the Preliminary Plat because the PDP 

was approved.  

 

 NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION 

FOR THE CITY OF LOVELAND, COLORADO: 

 

(INSERT FINDINGS HERE) 
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 ADOPTED this 8th day of June, 2015. 

 

 

      PLANNING COMMISSION: 

 

 

      __________________________________ 

      John Crescibene, Chairperson 

 

ATTEST: 

 

______________________________ 

Planning Commission Secretary 

 

APPROVED AS TO FORM: 

 

 

______________________________ 

Assistant City Attorney  
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FIRST READING:  July 7, 2015       

SECOND READING:                             

 

ORDINANCE NO.              

 

AN ORDINANCE VACATING PUBLIC RIGHT-OF-WAY FOR FIFE COURT AND A 

PORTION OF PUBLIC RIGHT-OF-WAY FOR WITH CASCADE AVENUE, LOCATED 

WITHIN THE GIULIANO FIRST SUBDIVISION, CITY OF LOVELAND, COUNTY OF 

LARIMER, STATE OF COLORADO 
 

WHEREAS, the City Council, at a regularly scheduled meeting, considered the vacation 

of a portion of the public right-of-way described below, located within the Giuliano First 

Subdivision, City of Loveland, County of Larimer, Sate of Colorado; and 

 

WHEREAS, the City Council finds and determines that no land adjoining any right-of-

way to be vacated will be left without an established public or private right-of-way connecting said 

land with another established public or private right-of-way or easement; and 

 

WHEREAS, the City Council finds and determines that the public right-of-way to be 

vacated is no longer necessary for the public use and convenience; and 

 

WHEREAS, the City Council further finds and determines that the application filed at the 

City’s Current Planning Division was signed by the owners of more than fifty percent of property 

abutting the right-of-way to be vacated.  

  

 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

LOVELAND, COLORADO: 

 

  Section 1.  That the City Council hereby adopts and makes the findings set forth above. 

 

  Section 2. That, based on such findings, the following described portion of public 

right-of-way be and the same is hereby vacated:  

 

Fife Court – Giuliano First Subdivision 

 

and 

 

  A portion of Cascade Avenue – Giuliano First Subdivision more particularly described as: 

 

  A tract of land situate in the South 1/2 of Section 33, Township 6 North, Range 69 

  West of the Sixth P.M., City of Loveland, County of Larimer, State of Colorado, 

  which, considering the South line of said Section 33 as bearing S89°20'42"W and 

  with all bearings contained herein relative thereto, is contained within the 

  boundary lines which begin at the Northwest Corner of Tract U as shown on the 

  recorded plat of Giuliano First Subdivision, and run thence along the existing West 

  Right-of-way line of Cascade Avenue, S01°27'25"E 1225.41 feet, and again along 
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  the arc of a 12.00 foot radius curve concave to the Northeast a distance of 18.68 

  feet, whose central angle is 89°11'11", the long chord of which bears S46°03'21"E 

  16.85 feet to a point on the existing North right-of-way line of West 43rd Street; 

  thence along said existing North right-of-way line, S89°20'42"W 12.00 feet; thence 

  along the arc of a 12.00 foot radius curve concave to the Northeast a distance of 

  18.68 feet, whose central angle is 89°11'53", the long chord of which bears 

  N46°03'22"W 16.85 feet; thence N01°27'25"W 1225.40 feet; thence N89°18'33"E 

  12.00 feet to the point of beginning, containing 14,845 square feet, more or less. 

 

Section 3. That as provided in City Charter Section 4-9(a)(7), this Ordinance shall be 

published by title only by the City Clerk after adoption on second reading unless the Ordinance 

has been amended since first reading in which case the Ordinance shall be published in full or the 

amendments shall be published in full.  This Ordinance shall be in full force and effect ten days 

after its final publication, as provided in City Charter Section 4-8(b). 

 

Section 4. That the City Clerk is hereby directed to record this Ordinance with the 

Larimer County Clerk and Records after its effective date in accordance with State Statutes 

 

 ADOPTED this ___ day of July, 2015. 

 

 

      CITY OF LOVELAND, COLORADO: 

 

 

      ________________________________ 

      Cecil A. Gutierrez, Mayor 

 

ATTEST: 

 

 

 

     

City Clerk 

 

 

 
AN ORDINANCE VACATING A PUBLIC RIGHT-OF-WAY FOR FIFE COURT AND A PORTION OF PUBLIC RIGHT-OF-WAY FOR CASCADE AVENUE, LOCATED WITHIN THE 

GIULIANO FIRST SUBDIVISION, CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF COLORADO 
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DELICH Enchantment Ridge TIS, June 2014 
ASSOCIATES  

access will be to 43rd Avenue.  The trip generation of the proposed Enchantment Ridge 
was calculated using the reference document Trip Generation, 9th Edition, ITE.  Single 
Family Residential (Code 210) was used to estimate the trip generation of the site.  
Table 2 shows the calculated trip generation to/from the site on a daily and peak hour 
basis.  The trip generation resulted in 410 daily trip ends, 35 morning peak hour trip 
ends, and 42 afternoon peak hour trip ends.  The approved/previous development on 
this parcel had 18 dwelling units with a single access at the 43rd/Fife intersection.  The 
calculated trip generation for the approved development was: 216 daily trip ends, 22 
morning peak hour trip ends, and 22 afternoon peak hour trip ends.  While the new 
proposal will generate more traffic, the increase is not significant.   

 
The trip distribution for the Enchantment Ridge is shown in Figure 4.  The trip 

distribution was determined using the existing traffic counts, knowledge of the existing 
and planned street system, development trends, and engineering judgment.  Figure 5 
shows the site generated traffic that is associated with the proposed Enchantment 
Ridge development.  For this exercise, it was conservatively assumed that all site 
generated traffic would use the 43rd/Fife intersection. 

 
Pending approvals, it is expected that the proposed Enchantment Ridge would 

be built in the next 1-2 years.  Therefore, the short range future analysis year is 
considered to be 2017.  Traffic on 43rd Street was increased at the rate of 2.0% per 
year.  Figure 6 shows the short range (2017) background peak hour traffic on 43rd 
Street at the future 43rd/Fife intersection.   

 
Figure 7 shows the short range (2017) total peak hour traffic at the 43rd/Fife 

intersection.  These traffic forecasts were derived by adding the traffic in Figures 5 and 
6.  Table 3 shows the short range (2017) total peak hour operation at the 43rd/Fife 
intersection.  Calculation forms are provided in Appendix C.  The 43rd/Fife intersection 
will operate acceptably. 

 
Table 4 shows the existing and short range (2017) link volumes for key street 

segments.  Table 4 also shows the ACF volume thresholds for key street segments and 
whether the segments meet the Adequate Community Facilities Ordinance.  The 
threshold volumes shown were calculated for this study.  Calculations for the ACF 
threshold volumes are provided in Appendix D.  Table 4 indicates that all links meet the 
requirements of the Adequate Community Facilities Ordinance.   

 
The recommended short range geometry is shown in Figure 8.   
 
There is a sidewalk along the both sides of 43rd Street, east of Fife Court.  There 

are bike lanes along 43rd Street.  The sidewalk system will be built within the 
Enchantment Ridge parcel.  

 
The Enchantment Ridge will have minimal impact on traffic on the key streets.  

The 43rd/Fife intersection will operate acceptably.  There is adequate intersection sight 
distance at the 43rd/Fife intersection.  All intersections and links will meet the Loveland 
Adequate Community Facilities Ordinance criteria.   
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RECENT PEAK HOUR TRAFFIC Figure 2
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DELICH Enchantment Ridge TIS, June 2014 
ASSOCIATES  

 
 

 
 
 
 
 

TABLE 1 
Current Peak Hour Operation 

Intersection Movement Level of Service
AM PM

43rd/Stump 
(stop sign)(For Information Only) 

EB LT A A 
SB LT/RT A A 
OVERALL A A 

 
 

 
 
 
 
 

TABLE 2 
Trip Generation 

Code Use Size 
AWDTE AM Peak Hour PM Peak Hour 

Rate Trips Rate In  Rate Out Rate In Rate Out 

210 Single Family  36 D.U. Eq. 410 Eq. 9 Eq. 26 Eq. 26 Eq. 16 
 

 
 
 
 
 
 

TABLE 3 
Short Range (2017) Total Peak Hour Operation 

Intersection Movement Level of Service
AM PM

43rd/Fife 
(stop sign) 

EB LT A A 
SB LT/RT A A 
OVERALL A A 
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SITE PLAN Figure 3
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TRIP DISTRIBUTION Figure 4
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SITE GENERATED
PEAK HOUR TRAFFIC Figure 5
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SHORT RANGE (2017) BACKGROUND
PEAK HOUR TRAFFIC Figure 6
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SHORT RANGE (2017) TOTAL
PEAK HOUR TRAFFIC Figure 7
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APPROVAL OF THIS PLAN CREATES A VESTED PROPERTY RIGHT

PURSUANT TO SECTION 24-68-103, C.R.S., AS AMENDED.

BEING A SUBDIVISION OF BLOCKS 16 & 17, TRACTS S & U, AND

OUTLOT 1 OF GIULIANO FIRST SUBDIVISION, AS RECORDED AT

RECEPTION NO. 2004008797, A SITUATE IN THE SOUTH 1/2 OS

SECTION 33, TOWNSHIP 6 NORTH, RANGE 69 WEST OF THE SIXTH

P.M., CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF

COLORADO.

GIULIANO FOURTH SUBDIVISION
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LEGAL DESCRIPTION

CIVIL ENGINEER

DRAWING INDEX

Stewart & Associates

Contact:  Jerry Robinson

103 S. Meldrum

Fort Collins, Colorado  80521

(970)482-9331

(970)482-9382 fax

LOVELAND, COLORADO

PRELIMINARY DEVELOPMENT PLAN 

SIGNATURE BLOCKS

Giuliano & Father Construction, Inc.

John G. Giuliano

Contact:  John Giuliano

308 Commerce Drive,  Unit A

Fort Collins, Colorado  80524

(970)593-1212 phone/fax

OWNER/APPLICANT

OVERALL LAND USE SUMMARY

GDP DESIGNATION MAP

PHASING MAP

PHASE 6

PHASE 4

FUTURE PDP

Being all the lawful record owners of the property shown on this Final

Development Plan, except any existing public streets, roads, or highways,

do hereby certify that I/we accept the conditions and restrictions set forth on

said plan and in the conditions of approval by the City of Loveland, dated

_____________, and that I/we consent to the recordation of any information

pertaining thereto.

OWNER'S CERTIFICATION

LAND USE SUMMARY BY AREA

Area O-1  -  Regional Detention Pond/Open Space

Total Area: 8.98 acres

Percent of

Area

Percent of

Development

(6%)

Open Space Area: 8.98 acres (100%)

Construction Phase Phase 1

Phase 1

10.0 acres

Undetermined

Area SC-1  -  School Site

Construction Phase

Open Space Area:

Total Area: (6%)

Undetermined

22.9 acresTotal Area:

Open Space Area:

Construction Phase Future PDP Application

Area MF-1 & C-1  -  Multi-family and Commercial

(14%)

(19%)29.7 acres

Area SF-1  -  Detached Single-family Homes

Phase 6Construction Phase

Total Area:

Total Lot Area:

Open Space Area: 19.7 acres

7.1 acres

Total Number of Lots: 36

(66%)

(24%)

Total R.O.W. Area: 2.9 acres (10%)

Gross Density: 1.21 DU/AC

1.34 DU/ACNet Density:  (less R.O.W)

4.63 DU/ACNet Density:  (less R.O.W)

3.50 DU/ACGross Density:

Total Lot Area: 31.08 acres (62%)

6.88 acres (14%)Open Space Area:

(24%)12.24 acresTotal R.O.W. Area:

(31%)Total Area: 50.2 acres

Total Number of Lots: 176

Phases 3, 4 & 5

Area SF-2  -  Detached Single-family Homes

Construction Phase

Net Density:  (less R.O.W)

Gross Density:

Total Lot Area:

Open Space Area:

Total R.O.W. Area:

Total Area:

Total Number of Lots:

Construction Phase

Area SF-3 & SF-4  -  Detached Single-family Homes

Phases 1 & 2

162

37.82 acres (24%)

13.16 acres (35%)

17.77acres (47%)

6.89 acres (18%)

4.28 DU/AC

6.57 DU/AC

Lot Sizes:

  7,800 s.f.Minimum:

Average:

Maximum:

  8,400 s.f.

11,100 s.f.

12,180 s.f.

7,693 s.f.

6,073 s.f.

Maximum:

Average:

Minimum:

Lot Sizes:

7,319 s.f.

4,778 s.f.

4,186 s.f.Minimum:

Average:

Maximum:

Lot Sizes:

SETBACK REQUIREMENTS LOT MATRIX

The following minimum setbacks shall apply to Area SF-1.  All

setbacks shall be measured from the back of the sidewalk.  All

non-garage door setbacks are measured to the foundation

wall.

Single-Family detached homes

Front: Staggered front yard setbacks will be required

for all single family detached residential lots.

(i.e., every house must be staggered a

minimum 2 feet closer to, or further from, the

right-of-way than the adjacent homes.  See lot

matrix.

Minimum of 20 feet to face of garage door.

1-foot for every 3-feet of building height, with a

minimum of 5-feet.

Side:

15 feet sideyard adjacent to street.
Corner Side:

Minimum of 20 feet to face of garage door.

Rear: 25 feet

15 feet or the front setback of the primary

structure, whichever is greater.

Accessory Structures

Front:

6 feetSide:

Corner Side: 15 feet

Rear: 6 feet

Encroachments

Overhangs, fireplaces and cantilevers,

including structural elements may encroach

into required setback by no more than 2 feet in

width and 6 feet in length.

Area SF-1

20 foot min. front yard

22 foot min. front yard

24 foot min. front yard

MF-1

MULTI-FAMILY

APARTMENTS

C-1

NEIGHBORHOOD

COMMERCIAL

DETENTION

O-1

SF-1

SINGLE FAMILY

SINGLE FAMILY

SF-3

SCHOOL SITE

SC-1

SINGLE FAMILY

SF-4

SF-2

SINGLE FAMILY
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Architectural Concept

Giuliano First Subdivision will be traditional in character and designed in an architecturally consistent

manner.  Through the use of respective design elements, and recurring architectural details, the design of

the structures will be similar in character, unifying the community.  Additionally, each lot will have set

building envelope with staggered front yard setbacks to add variety in the streetscape.  Refer to the lot

setback matrix on sheet CVR of the FDP drawing set.  Color schemes will also be consistent throughout

the project using primarily earth tones, and accent colors will be used in limited amounts for other

architectural elements.  All architectural standards will be incorporated into covenants for the

neighborhood, and then used to evaluate proposed housing designs by the City of Loveland and the

Architectural Control Committee.  A draft copy of the Architectural Control Committee and Homeowners

Association covenants accompanies this FDP submittal.

The following are architectural guidelines as required by the GDP conditions of approval and will in turn

substantially bring this project into conformity with the proposed Title 18 requirements:

     Except as specified in the GDP for single-story garages in areas SF-3 and SF-4, the standard for side

yard building setbacks shall be as specified in the Municipal Code, which is one foot for every 3 feet of

building height, or fraction thereof, but a minimum of 5 feet.

     Lots with less than 65 feet of frontage on a public street right-of-way shall not be

     permitted a garage where garage doors for more than two cars are visible as part of the

     front building elevation.

     On lots with less than 65 feet of frontage on a public street, garage doors that are

     visible as part of front building elevations shall be recessed behind either the front façade

     of the living portion of the dwelling or a covered porch by at least four (4) feet.  Covered

     porches referred to in this condition shall measure at least eight (8) feet, measured across

     the front of the building, by six (6) feet.a

     Garage doors visible, as part of front building elevations shall not comprise more

     than forty (40) percent of the ground floor street-facing linear building frontage.  Alleys

     and corner lots are exempt from this condition.

     Front facades of single-family dwellings shall include at least two of the following features:

     bay window, porch, or gabled or hipped roof element.

     Minimum front yard building set backs for residential portions of single-family dwellings in

     areas SF-3 and SF-4 shall be varied and the minimum setbacks shall be 15 feet except for

     garage door which shall require a minimum setback of 20 feet.

The single-family residential parcels SF-3 & SF-4 are unique in that the construction of the entire areas

will be planned.  Tentatively, eight different house plans, without basements have been designed for this

area.  These housing designs will be conventional wood frame construction one and two story floor plans

with 2 to 4 bedroom and a two-car garage.  Plans will range from 850 to 1800 square feet, exclusive of

garage, and marketed to first time homebuyers.  Exteriors will be constructed of painted wood/cement

composite siding, masonry, or stucco.  Gable and or hipped roofing with a consistent type and color of

shingles will be used throughout the area.  Front facades shall have at least two of the following features:

bay window, porch, gabled or hipped roof element, or front entry door.

Basements will be an option for the residential lot in parcel SF-2.  The submitted house plans will be equal

to or better than the plans in the Buck Addition and Windsong/Sun Disk Village developments.  Front yard

setback will be staggered with a minimum of 20 feet and a maximum of 24 feet as measured from the

back of the sidewalk, depicted by lot and block number in a matrix and submitted with the FDP

application.  Conventional wood frame construction for the one and two story floor plans with 2 to 4

bedrooms and a two-car garage will range from 850 to 2000 square feet.  Additionally 75% of the front

elevation options shall include one of the following elements: aside load garage, the garage doors

recessed a minimum of (4) four feet behind the front façade, a covered porch, or a box bay window.  Front

facades shall also include a minimum of 2 windows for a single story house and a minimum of 3 windows

for a two-story dwelling.

The single-family residential parcel SF-1 will be one and two story floor plans with 2 to 5 bedrooms and an

attached garage housing a minimum of three vehicles.  Plans will range from 1400 to 4000 square feet

exclusive of garages.  Utility infrastructure and grading designs should allow the construction of

basements or walkout levels in all of these residences.  Setbacks shall be consistent with the City of

Loveland's requirements.  All exteriors will be constructed of painted wood/cement composite siding,

various forms of masonry or stucco. Roofing materials will be, but not limited to, clay tiles and laminated

fiberglass shingles with a minimum roof pitch of 5/12 for primary roof planes.  The location of the garage

will be even with or behind the front facade.  Front facade shall also include a minimum of 3 windows for a

single story house and a minimum of 4 windows for a two-story dwelling.

Landform Modification

The existing land use on the Giuliano Addition PUD is dryland farming, and the land slopes in a

south/southeasterly direction.  No significant landform modifications are necessary as a part of this

development, other than for construction of the regional stormwater detention facility. Cut and fill will be

required to provide adequate drainage away from proposed structures and to create the necessary

drainage swales to the on-site detention facility.

Vesting/Construction Phasing

Vesting of property rights for Giuliano First Subdivision will occur upon final approval of this FDP.

The single family residential development will be built in multiple phases, with total build out planned for

7-8 years.

Construction phasing is proposed as follows:  (see also the phasong map on sheet CVR of the FDP

drawing set)

     Phase 1: Single-family area SF-4, including 105 lots and the development of the

              private park/play area tract B

     Phase 2: Single-family area SF-3, including 57 lots, the regional pond, the, development

             of the private park/play area tract H, and the School Site area SC-1

     Phase 3: A portion of Single-family area SF-2, including 69 lots and the development of the

              private park/play area tract N

     Phase 4: A portion of Single-family area SF-2, including 69

     Phase 5: A portion of Single-family area SF-2, including 38 lots and the development of the

              private park/play area tract O

     Phase 6: Single-family area SF-1, including 36 lots

Public & Private Utilities

All public utilities and services are immediately available to the site along W. 43rd Street, or otherwise

adjacent to the site, and will be installed underground.  Refer to the final utility drawings for specific details

regarding the exact line locations and sizes.

Water service will be provided by a westward extension of the existing 16" waterline in W. 43rd Street with

a new 24" waterline.  Cascade Avenue will also house a new 24" waterline that will tie into the westward

extension.  Three new services will be installed off of W. 43rd Street as follows:

     8" waterline along Sullivan Avenue to serve MF-1, C-1, and SF-4.

     12" waterline along Florence Drive to serve SF-2, SF-3, and SC-1.

     8" waterline along Fife Court to serve SF-1.

Sanitary sewer will be provided by the extension of a new 8" service line along Sullivan Avenue from the

existing 12" main located in W. 43rd Street.  The remainder of the development will serviced with new 8"

sewer lines.

All utility lines shall be coordinated with the required street trees and other landscaping materials to be in

conformance with the following City of Loveland standards:

     Trees shall be planted no closer than 4'-5' from existing or proposed electrical lines.

     Trees shall be planted no closer than 4' from existing or new natural gas lines.

     Trees shall be planted no closer than 10' from water/wastewater lines.

     Trees shall be planted no closer than 10' from storm sewer lines.

A SWMM model has been developed for the Caddoa Basin in which Giuliano Addition PUD is located.

The proposed regional pond will be sized in accordance with the revised SWMM.  All flows from this

property will be to the regional pond, with the exception of the parcels designated MF-1 & C-1, and the

back of the lots of SF-4, which will flow undetained to the existing regional pond in the Buck First

Subdivision.  The construction of the regional pond will be included in Phase 2 of this project.  Refer to the

Final Drainage and Erosion Control Report and plans for details on this Regional Pond.

Public utility services will be provided by the flowing jurisdictions:

     Water: City of Loveland

     Sanitary Sewer: City of Loveland

     Electric: City of Loveland

     Gas: Public Service of Colorado

     Telephone: Qwest

     Cable TV: Comcast Communications

Public Facilities Providers

The City of Loveland will provide police and fire protection, with street widths and other infrastructure

designed to accommodate emergency vehicles.  The entire site lies outside of the 1-1/2 mile response

diamonds for all existing or planned fire stations, therefore all multi-family and commercial structures over

5,000 gross sq. ft. in area will be required to be protected by automatic fire sprinkler systems.

Several private neighborhood park/play areas are proposed in conjunction with the single-family

residential areas of the development.  These parks will be centrally located and be connected by

bicycle/pedestrian trails.  Bicycle pedestrian facilities are discussed in another section of this narrative.

School facilities serving the development will be Centennial Elementary, Lucile Erwin Middle School and

Loveland High School.  The proposed elementary school in this development will result in some school

boundary realignment.  An impact report will be prepared by the school district for this development.

Landscaping

A traditional, tree-lined streetscape has been designed for the Giuliano First Subdivision along N. Wilson

Avenue, W. 43rd Street, and along the local collector streets.  Clusters of same species large shade trees,

including varieties of Honey locust, Ash, and Maple will be planted at approximately 40' o.c., providing

variety in the branching and color.  Minimum size for all street trees will be 2" caliper.

The developer will provide full front yard landscape packages with the sale of the lot, in the parcels

designated SF-3 and SF-4.  This landscaping will be constructed prior to the issuance of a Certificate of

Occupancy.

Lots in area SF-2 will receive sod certificates for the front yards and a certificate for a 2" caliper tree at

closing, to be installed by the homeowner.  Similarly, homeowners in area SF-1 will also receive a

certificate for a 2" caliper canopy tree at closing to be installed by the homeowner.  The landscaping in

these areas will be constructed within 90 days after the issuance of a Certificate of Occupancy by the

homeowner.  If weather prohibits installation, all landscaping shall be installed during the next growing

season, no later than June 20th of the following year.  All residential lots will be required to landscape the

front yard with a minimum of 70% living plant materials.

The private neighborhood parks will be sodded, and the greenbelts and other common open spaces will

be seeded with a blend of Kentucky Bluegrass.  Both areas will be irrigated with an underground

automatic sprinkler system.  The detention pond will be non-irrigated and seeded with native dryland

grasses.  A temporary irrigation system will be installed for this area, tract 'G' and shall remain until all

vegetation is healthy and grasses have germinated.  Phasing of the landscaping is consistent with the

proposed construction phasing.  The landscaping in each phase will be installed prior to the issuance of

any building permits for that phase.  Refer to phasing map on sheet CVR of the FDP drawing set.

Landscaping in the playfields shall be maintained by the homeowner's association and shall have no

effect to the amount of capital expenditures fees otherwise imposed under Chapter 16.38.

An architectural fence has been exclusively designed for this neighborhood.  The design for the typical

neighborhood edge wood fences will be used to delineate the single-family residential development

parcels along the W. 43rd Street frontage.  Brick masonry piers will break up edge fences.  A maximum of

5' high privacy/lot line fences of the same design will be permitted on the lot lines of individual lots except

that the brick piers will not be required.  Fences in the residential areas will not extend beyond the front

building line.  Refer to fence details on sheet SD4 of the FDP drawing set.  Phasing of the fencing

installation is consistent with the proposed construction phasing.  The fencing, in which the developer is

responsible for in each phase, will be constructed prior to the issuance of any building permits for that

phase.  Individual lot fencing, should the homeowner choose to install a fence, will be constructed after

the issuance of a Certificate of Occupancy.  Refer to phasing map on sheet CVR of the FDP drawing set.

Overall Development Concept

Giuliano First Subdivision is the first Final Development Plan for the Giuliano Addition P.U.D., a

159.6-acre mixed-use planned unit development located in northwest Loveland recently annexed into the

city with the approval of the General Development Plan and Annexation Map.  The development concept

is to provide a mix of residential and commercial uses within the same neighborhood, provide a variety of

housing types from affordable housing to fine custom homes, and develop a coordinated and cohesive

design approach for the overall development.

Affordable Housing Eligibility and Commitments

Giuliano & Father Construction, one of Loveland's larger entry-level homebuilders, has constructed

hundreds of homes over the past fifteen years.  In maintaining this tradition, the development of Giuliano

Addition P.U.D. will be an opportunity for Giuliano & Father Construction to reexamine, improve and

refresh their approach to building affordable homes, as well as utilize the new strategies that City Council

and staff are implementing to reduce the time and cost of producing housing.  Giuliano First Subdivision

meets the city's definition of an affordable housing project as over 20% of the lots, a total of 72 out of 356

lots, will be sold to households with income at 70% or less than the Median Family Income (MFI) for

Loveland, as determined by the U.S. Department of Housing and Urban Development.

Giuliano & Father Construction Inc., can construct and sell homes to affordable households through a

combination of methods:

1) Creative Planning:  By developing Giuliano Addition P.U.D. jointly with Buck Addition P.U.D. though

they are separate projects, Giuliano & Father Construction is planning to develop a progressive

community with housing, encompassing multiple price levels.  Although, these two pieces of land were

purchased at current market price with no raw water, because of their size, they can be developed to

provide multiple land uses including affordable housing.    When completed, this project will be an

example of construction efficiency and creative planning.

2) Fast-Track Review:  The timely development and construction of Giuliano First Subdivision will be

dependent on the ongoing utilization of the City's 'fast-track' development review process.  The projects

momentum will rely heavily on open communication and flexibility among all parties involved.  We foresee

December 2001 as our target date for a final plat, a final development plans and final construction plans.

3) Use Tax Credit:  Giuliano & Father Construction will use the Use Tax Credit to reduce the cost of the

homes.  Additionally, Giuliano & Father Construction will follow the CHAFA requirement ensuring that

Giuliano Addition's affordable homes are sold to first time, entry-level buyers.

4) Development Standards Modifications:  Based on the assumption that the homebuyers of the larger

homes are more likely to be financially able to upgrade their own landscaping,

Giuliano & Father Construction proposes to use the 20% reduction in overall landscape requirements and

the 50% reduction of the sizes of the trees and bushes in the parcels that are not classified as affordable

housing.

As an established developer and builder of entry-level housing, Giuliano & Father Construction's incentive

to build affordable housing is to develop a community where people from all walks of life and income

levels live together and to assure the citizens of Loveland that their need for affordable housing is being

met.

Land Use

The limits of the Giuliano First Subdivision include the entire 159.6 acres of Giuliano Addition P.U.D.  The

overall concept is to locate the lower density areas on the west end of the property and the higher density

areas on the east.  Within this concept we have also integrated other land uses such as open spaces and

the school site into the higher density areas, thus changing its overall density.

The highest density/use areas of this project are the multi-family and the neighborhood commercial

center.  These areas are located on the far east end of the property and will be developed in future PDP

applications.

Included in this FDP application are three separate single-family areas all of which have different

densities.  These single-family areas are referred to as SF-1, SF-2, SF-3, and SF-4 (see sheet CVR,

"GDP designation map").  A detailed breakdown of the residential land uses is as follows, and on sheet

CVR of the FDP drawing set:

     SF-4  will be constructed in Phase 1.  SF-3 will be constructed in Phase 2, along with an interim

     detention pond.  Combined, SF-3 and SF-4 have a total of 162 lots resulting in a net

     density of 6.57 units per acre.

     SF-2 will be constructed in Phases 3, 4 and 5 with the total of 176 lots, resulting in a net density

     of 4.63 units per acre

     SF-1 will be constructed in Phase 6 with the total of 36 lots, resulting in a net density of 1.34 units

     per acre.

Circulation

West 43rd Street provides all of the current accesses into the project, and future accesses will be provided

via. Florence Drive to 50th Street.   A series of local collector streets will connect the various mixed-use

components of the neighborhood. Local residential streets throughout the single-family areas will connect

to the collector streets.  Convenient access to Buck First Subdivision, the proposed Wilson Commons and

adjacent undeveloped land has also been incorporated in the vehicular circulation design. A number of

traffic calming devices are proposed throughout the neighborhood including several raised pedestrian

crossing/speed humps located to break streets and to connect bicycle and pedestrian trails and green

belts.  Additionally, a raised intersection has been included in the design where there is a 4-way

intersection.

The dedication of the R.O.W. and the design of the improvements for W. 43rd Street to minor arterial

standards have been designed in conjunction with the annexation of Giuliano Addition FDP and the

phased FDP development of the Buck Addition PUD.  Similarly, with the development of adjacent

properties, N. Wilson Ave. will be improved to major arterial standards.  Refer to sheet SD-4 for typical

street cross sections and final street construction plans by others.

Bicycle/pedestrian circulation has been planned to run through the single-family residential development,

connecting into the private neighborhood park/play areas and the larger bicycle path network.  Giuliano

First Subdivision is providing a widened trail to serve as the connection between the Larimer County park

trail and the City of Loveland's trail system.  This trail is located along W. 43rd Street from N. Wilson

Avenue to Sullivan Avenue, then north between the parcel designated SF-4 and the detention pond and

the school, then west ending at Florence Drive.  The recreation trail east of Florence Drive is to be

maintained by the H.O.A. until the city determines and constructs the final connection alignment from the

west.  A 15-foot public trail easement shall be dedicated and conveyed to Larimer County west of

Florence Drive along the north property line for bike, equestrian and pedestrian recreational purposes,

see plat for reception number.  This trail easement shall be maintained by the H.O.A. until Larimer County

begins trail construction, and thereafter Larimer County shall assume maintenance o the trail and trail

easement.  Other trails encircle the development with the buffer yard /greenbelt areas and provide points

of connection into the proposed Wilson Commons and adjacent undeveloped land parcels.

PROJECT NARRATIVE

Implementation/Regulatory Procedures

A homeowner's association will be established to govern the residential areas of the community and to

maintain the neighborhood edge fencing, signage, neighborhood parks, and landscaping in the common

open spaces as well as the landscaping in the public right-of-ways throughout the residential

development.  Protective covenants will be developed to insure the quality of all construction, establishing

design standards for all residential building types.  The Architectural Control Committee will also review

and approve all proposed housing of the Giuliano Addition PUD prior to the issuance of building permits.

A letter of this approval will be submitted with each building permit application.

The current annexation and zoning status of Giuliano Addition PUD allows the developer the necessary

design freedom and flexibility to ensure the economic feasibility of the project as long as the conditions of

approval are met.

Notwithstanding any information presented graphically in the FDP or accompanying document, all public

improvement shall conform to the standards adopted June 1, 1999 unless specifically approved in writing

a variance.
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The Developer shall design the stormwater drainage plan for this FDP to provide 100 year level detention

with a 2-year historic release rate, as identified in the master plan update, until such time that the regional

detention pond is constructed.  Prior to issuance of the first building permit in this FDP, the Developer shall

dedicate to the City the land for the future regional detention pond as depicted on the FDP.  The

Developer shall be eligible for reimbursement through standard City reimbursement polices, based on

undeveloped land cost.

PDP CONDITIONS OF APPROVAL

Stormwater:

1.

The Developer shall coordinate the design and installation of the project related utilities with the City's

proposed waterline in West 43rd Avenue.  The final construction plans shall reflect specific alignments and

connection points.

2.

Water / Wastewater:

The Developer shall design and construct the proposed sanitary sewer main and manholes to be entirely

outside any portion of the 100-year water surface elevation "limits" for the proposed storm water detention

pond.  Additionally, access for heavy maintenance vehicles along the entire reach of sanitary sewer main

and manholes, within the proposed storm water detention pond area, must be provided by a minimum 20'

all weather access roadway.  The specific alignment and configuration of the sanitary sewer main and

access roadway can be determined with the Final Development Plan.

3.

At no cost to the City, the Developer shall design and install a public water booster station.  The station

shall be installed prior to issuance of any building permit within that portion of the FDP situate west of

Florence Drive.  At a minimum, the station shall be sized to accommodate all proposed lots west of

Florence Drive as well as the entire adjacent development known as the Buck 2nd Subdivision.  The

specific location of the water booster station shall be shown on the final development plan.  The Developer

shall be responsible for the cost, creation and/or acquisition of any public easements necessary to

accommodate the herein mentioned water booster station and all associated main line extension(s) and

related appurtenances.

4.

All dwellings on Fife Court shall be protected with automatic sprinkler systems in accordance with NFPA

13R.

5.

Fire Prevention:

A temporary emergency access roadway shall be provided from Kincaid Drive to Wilson Avenue prior to

issuance of any building permits in Phase 2.  The construction plans for such temporary roadway shall be

subject to approval by the City of Loveland Fire Department and City Engineer.

6.

The trail locations as proposed on the FDP shall conform to Larimer County and City of Loveland

requirements and shall be subject to review and approval by the City of Loveland Parks and Recreation

Department.  All such trails shall be depicted on the FDP and all final grades and width requirements shall

be depicted on the final construction drawings.  The final design of all such trails shall be coordinated with

the design of storm water or detention channels and basins proposed within this FDP and on the adjoining

property to the north.  Detailed cross sections of the trail alignment along the north property line of this

FDP, adjacent to the school site and west of Florence Drive, shall be submitted for review with the FDP.

Such alignment and cross sections shall be subject to approval by the City of Loveland Parks and

Recreation Department.

7.

Parks and Recreation:

The recreation trail shall not be located within any part of the drainage conveyance system (north of the

school or in the County trail area) and shall be located above and outside the surface elevation of the 20

year storm event.   The surface elevation of the 20 year storm event shall be depicted on the FDP.

8.

The recreational trail shall be designed and constructed by the Developer according to City of Loveland

recreation trail standards and shall not exceed ADA standards for maximum grades.  Construction

drawings for said trail shall be subject to approval by the City of Loveland Parks and Recreation

Department prior to approval of the FDP.

9.

All public improvements within the Preliminary Development Plan (PDP) and Preliminary Plat shall comply

with the Larimer County Urban Area Street Standards (LCUASS).

10.

Engineering:

In accordance with the requirements set forth in the Giuliano Addition GDP, the landscape plan  of the

FDP shall include a habitat enhancement plan designed to mitigate the loss of wetlands on the project

site.  The landscape plan shall also include a temporary irrigation system for the area in and around the

regional stormwater detention facility and such system shall remain until all vegetation planted in and

around the regional stormwater detention facility is healthy and grasses have germinated.  Such plan must

also include the variety of riparian species, as listed in the GDP.  No building permits shall be issued once

construction of the regional stormwater facility is completed unless the Developer posts a cash security

with the City for the landscaping, mitigation measures, and irrigation system required under this condition.

In no case shall building permits be issued for Phase 6 until such security has been posted with the City.

The City shall install the landscaping, mitigation measures and irrigation system required under this

condition as part of its design and construction of the regional stormwater detention facility.  The

Developer's security required under this condition shall be transferred to the City, which shall use the

funds to install the landscaping, mitigation measures and irrigation system required under this condition.

14.

Current Planning:

Prior to issuance of any building permits in Phase 1, a native seed mix shall be planted to cover the total

area of Tract F, including the temporary stormwater detention facility.  The FPD shall identify the type of

native seed mix as well as the quantity and method that will be used for seeding.  A temporary irrigation

system shall be installed and remain until all grasses have germinated.  The landscape security for Phase

1 shall include the costs of planting the seed mix and installing the irrigation system required under this

condition.  That portion of the security for the grasses and temporary irrigation system shall not be

released until the City has determined that all grasses have germinated and are in a health condition.

15.

The smaller detention areas within area SF-1, shall be landscaped with native grasses (wetland mix),

shrubs and trees compatible for prairie riparian areas below 6,000 feet.

16.

Overlot grading within Block 16 of the plat shall be minimized and building envelopes depicted on the FDP

and plat to avoid disturbance to the limestone ridge located on Outlot 3.

17.

The location of the required water booster station shall be approved by all departments at time of FDP.18.

In accordance with the requirements set forth in the Giuliano Addition GDP, a cluster mailbox system to

service groups of single family homes shall be included with any development proposal.  The FDP shall

depict the specific architectural treatment and landscaping for these clustered mailboxes.

19.

In accordance with the requirements set forth in the Giuliano Addition GDP, private neighborhood

park/play areas and greenbelts shall be landscaped in a softer, less formal manner, using groupings or

clustered trees and shrub masses to delineate a variety of active and passive activities.  The FDP

landscape plan shall be consistent with this requirement.

20.

In accordance with the requirements set forth in the Giuliano Addition GDP, a homeowner's association

shall be established to govern the residential areas of the community and to maintain the landscaping,

fencing, signage, neighborhood parks, and common open space throughout the residential development.

Protective covenants shall also be developed to insure the quality of all construction and establishing

design standards for all residential building types.  The developer shall also create an architectural review

committee to review and approve all proposed housing for the Giuliano Addition GDP, to be established

prior to the issuance of the first building permit within the GDP.  Notwithstanding the foregoing, the City

shall not be bound by the decisions of the architectural review committee and shall incur no liability for the

issuance of building permits approved without approval from the architectural review committee.

21.

A separate sign permit shall be required for the entry monument sign.22.

In accordance with the requirements set forth in the Giuliano Addition GDP, a minimum of 20% of the

single family detached dwellings in this FDP shall be sold to households with incomes at 70% or less of

the Median Family Income (MFI) for Loveland, as determined by the U.S. Department of Housing and

Urban Development.

23.

Waiver of Damages.  In the future, the Developer may be granted vested property rights associated with

the approval of a site specific development plan within the property.  In the event that such vested

property rights are granted, and the City applies an initiated or referred measure to the property which

would (a) change any term or condition of this Agreement, (b) impose a moratorium on development

within the property, or otherwise materially delay the development of the property, or (c) limit the number

of building or utility permits to which the Developer would otherwise be entitled, the Developer agrees to

waive any right to damages against the City to which the Developer may otherwise be entitled under the

Vested Rights Statute.

In areas SF-3 and SF-4, the maximum gross density shall be 5.5 dwelling units per acre instead of 6.0.

Language in the GDP narrative indicating that in area SF-1 the minimum lot width may be 60 feet and

corner lots must be at least 70 feet shall be deleted.

Minimum front yard building set backs for residential portions of single-family dwellings in areas SF-3 and

SF-4 shall be varied and the minimum setbacks shall be 15 feet except for garage door which shall require

a minimum setback of 20 feet.

Notwithstanding the typical street cross-sections shown on SD-1, the street sections proposed with

subsequent FDP applications shall comply with City street standards.

Front facades of single-family dwellings shall include at least two of the following features: bay window,

porch, or gabled or hipped roof element.

In area MF-1 the maximum number of congregate care units shall not exceed 50 dwelling units.

The GDP narrative shall be revised to reflect that fences other than the neighborhood edge fence shall be

a maximum of five feet in height and shall match the lot line fence shown on SD1.

The annexation map shall be revised to include the following statement in the Notes section: This

annexation is subject to an annexation agreement which has been recorded in the real property records of

Larimer County.

To address noise impacts on residential areas, FDP applications for development within zoning area C-1

shall include a noise study demonstrating compliance with City noise standards for residential areas.  This

study shall include analysis of loading, delivery, and operational noise sources.  Potential restrictions on

these operations including limitations on hours of operation may be imposed to achieve compliance with

City standards.

Future FDP applications shall include useable open space that is easily accessible to residential lots

throughout a development.  Open space shall be thoroughly integrated into residential projects.

Garage doors visible as part of front building elevations shall not comprise more than forty (40) percent of

the ground floor street-facing linear building frontage.  Alleys and corner lots are exempt from this

condition.

On lots with less than 65 feet of frontage on a public street, garage doors that are visible as part of front

building elevations shall be recessed behind either the front façade of the living portion of the dwelling or a

covered porch by at least four (4) feet.  Covered porches referred to in this condition shall measure at

least eight (8) feet, measured across the front of the building, by six (6) feet.

Lots with less than 65 feet of frontage on a public street right-of-way shall not be permitted a garage

where garage doors for more than two cars are visible as part of the front building elevation.

Except as specified in the GDP for single-story garages in areas SF-3 and SF-4, the standard for side yard

building setbacks shall be as specified in the Municipal Code, which is one foot for every 3 feet of building

height, or fraction thereof, but a minimum of 5 feet.

FDP applications within 100 feet of the base limestone ridge shall include the results of the Bell's Twinpod

survey.  If the plant is located on the site, an appropriate buffer as determined by the City shall be

preserved as open space.

The Developer shall design and construct a 24" water line along the south property line, from the west

boundary of Buck 2nd Subdivision, along West 43rd Street, to the west boundary of Giuliano Addition then

north along the west property line to the north boundary of this addition.  The City may approve alternate

alignments at the time of a FINAL Development Plan submittal.

A 5% surcharge will be assessed on the sale of electricity to any development for a period of 10 years

from the date of annexation.  A note will be required on each final plat regarding this requirement as

follows:  "A surcharge of 5% will be added to all bills for the sale of electric power to additional services

which came into the existence after January 31, 1987, within the territory herein annexed, which

surcharge will expire ten years after effective date of this annexation."

The Developer shall complete an Engineering Analysis of the surrounding and other applicable water

system facilities in order to determine the need for additional water system improvements.  The City will

determine the content and specific parameters of the Analysis at the time of a FINAL Development Plan

submittal.

The Developer shall design and construct waterlines within the subject annexation that connect to the

aforementioned 24" waterline along the west boundary and to the existing 16" waterline in W. 43rd Street

and existing 30" waterline in N. Wilson Avenue.  Specific alignments, connection points and sizing

requirements will be determined by the City at the time of a FINAL Development Plan.

The Developer shall design and construct an extension of the existing 16" waterline in W. 43rd Street,

from its existing terminus, to connect with the aforementioned 24" waterline long the south property line.

13.

POWER

12.

10.

11.

27.

28.

26.

25.

Within the annexation parcel, the applicant shall dedicate to the City of Loveland a 25-foot wide tract of

land to be used for a recreation trail. The parcel shall provide a connection from a location near the

northwest corner of the annexation parcel to a currently undetermined point on 43rd Street. The trail

installation shall be the responsibility of the developer and shall be built to City of Loveland standards. The

location of the trail shall be determined by the City after consultation with the developer at the time of the

first PDP/Preliminary Plat within the annexation parcel.  The location of the trail shall not unreasonably

interfere with the developers preferred subdivision.

Notwithstanding conceptual information presented in the GDP, access locations and operations shall be

determined at the time of application for FDP approval.

At the time of each FDP application, a Traffic Impact Study shall be submitted which includes a trip

distribution based on the gravity model or an alternative distribution method acceptable to the City

Engineer.

Unless constructed by others, the developer shall design and construct a raised median for Wilson

Avenue extending from the intersection of 43rd Street to 200 feet south of the intersection of Glen Isle

Drive.  The timing of this improvement shall be based on which FDP application is shown to cause the

need for mitigation, based on level-of-service standards as applied to the intersection of Wilson Avenue

and Glen Isle Drive.  Other mitigation measures may be substituted for this improvement if accepted by

the City Engineer.

Transportation Master Plan.  Future development applications within this project shall fully comply with

any updates to the City of Loveland Transportation Master Plan adopted by the City Council for any

portion of this property.

Wilson Avenue - Right-of-way and Improvements.  The developer shall acquire and dedicate to the City, at

no cost to the City, sufficient right-of-way along the eastern boundary of the proposed addition to construct

all required standard improvements for Wilson Avenue.  This condition shall be effective upon submittal of

the first FDP application.

Cascade Avenue - Right-of-way and Improvements.  If determined necessary by the City Engineer, the

developer shall acquire and dedicate to the City, at no cost to the City, sufficient right-of-way along the

western boundary of the proposed addition to construct all required standard improvements for Cascade

Avenue.  This condition shall be effective upon submittal of the appropriate FDP application, as

determined by the City Engineer.

WATER/WASTEWATER/STORM DRAINAGE

9.

PARKS AND RECREATION

8.

7.

6.

4.

5.

3.

2.

23.

24.

21.

22.

20.

18.

19.

CURRENT PLANNING

17.

16.

14.

15.

GDP CONDITIONS OF APPROVAL

43rd Street - Right-of-way and Improvements.  If determined necessary by the City Engineer, the

developer shall acquire and dedicate to the City, at no cost to the City, sufficient right-of-way along the

southern portion of the westernmost 900 feet of the proposed addition to construct all required standard

improvements for 43rd Street along the entire southern boundary of the addition.  This condition shall be

effective upon submittal of the appropriate FDP application, as determined by the City Engineer.

1.

ENGINEERING VESTING (added by City Council)

13a.

Unless designed and constructed by others, the Developer shall design and construct the following public

improvements prior to the issuance of any building permits within the PDP, unless otherwise approved

pursuant to the provisions in Section 16.40.010.B of the Loveland Municipal Code:

a. 43rd Street. The Developer shall construct the portion of West 43rd Street adjacent to the PDP to the

LCUASS 2-lane arterial street standard.

b. Cascade Avenue. The Developer shall design and construct that portion of Cascade Avenue adjacent

to the PDP to the LCUASS major collector street standard. The City may accept cash in-lieu for all or a

portion of the construction costs for such improvements, in a form acceptable to the City Attorney, if

approved in writing by the City Engineer.

11.
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GENERAL LANDSCAPE NOTES

STREET CANOPY TREES FOR THE SINGLE FAMILY LOTS

ARE INDICATED BY THE MARK 'CT' ON THE LANDSCAPE

PLAN AND THE PLANT LIST.  ONE TREE PER LOT, AND

TWO TREES PER CORNER LOTS ALONG LOCAL STREETS

WILL BE PROVIDED BY THE DEVELOPER THROUGH THE

ISSUANCE OF A CERTIFICATE TO THE LOT OWNER FOR

THE INSTALLATION OF THE TREE OF THEIR CHOICE FROM

THE CITY OF LOVELAND'S APPROVED LIST OF SPECIES.

PLAY AREAS SHALL BE MAINTAINED BY THE

HOMEOWNERS ASSOCIATION AND SHALL HAVE NO

EFFECT TO THE AMOUNT OF CAPITAL EXPENDITURES

FEES OTHERWISE IMPOSED UNDER CHAPTER 16.38.

LANDSCAPE PLAN IS DIAGRAMMATIC; TREE AND SHRUB

LOCATION MAY BE ADJUSTED, AS NEEDED, AT TIME OF

PLANTING TO MAINTAIN A MINIMUM SEPARATION FROM

UTILITY LINES AS FOLLOWS:

          * TREES NO CLOSER THAN 4'-5' FROM ELECTRICAL

             LINES.

          * TREES NO CLOSER THAN 4' FROM NATURAL

             GAS LINES.

          * TREES NO CLOSER THAN 10' FROM

             WATER/WASTEWATER LINES.

          * TREES NO CLOSER THAN 10' FROM STORM

             SEWER LINES

          * SHRUBS 4' MINIMUM SEPARATION.

ALL LANDSCAPING ILLUSTRATED BY THIS PLAN SHALL BE

INSTALLED AND MAINTAINED BY THE DEVELOPER

UNLESS OTHERWISE INDICATED.

SCHEDULED SIZES STATED REPRESENT MINIMUM

CALIPER AND HEIGHT.  SIZES PROVIDED MY EXCEED

MINIMUM REQUIRED, BUT IN NO EVENT SHALL SMALLER

PLANT MATERIAL SIZES BE PROVIDED.

ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN

AUTOMATIC UNDERGROUND IRRIGATION SYSTEM, AND

IRRIGATED WITH DOMESTIC WATER, UNLESS NOTED

OTHERWISE.

7. UNDERGROUND UTILITIES SHALL BE LOCATED PRIOR TO

INSTALLATION OF LANDSCAPE AND IRRIGATION.

SIGHT DISTANCE EASEMENTS RESTRICTS PERMANENT

OBJECTS TALLER THAN 24" ABOVE THE PAVEMENT,

WITHIN THE EASEMENT.  STREET TREES SHALL BE

PERMITTED AS REQUIRED BY SITE DEVELOPMENT

STANDARDS AND SHALL BE 'LIMBED UP' WITH NO

BRANCHES EXTENDING BELOW 7' ABOVE PAVEMENT.

8.

STEEL EDGERS SHALL BE PROVIDED AROUND ALL

PLANTING BEDS ADJACENT TO TURF AREAS.  STEEL

EDGERS SHALL BE GALVANIZED, 1/8" X 4" DEEP.

9.

GRAPHIC SYMBOLS PRESIDE OVER WRITTEN PLANT

QUANTITIES.

10.

BUFFERYARD

D-2

D-1

BUFFERYARD

D-3

BUFFERYARD

BUFFERYARD MAP & PLANT LIST

Linear Feet x Depth

Bufferyard D-1

Linear Feet x Depth

Bufferyard D-2

Bufferyard D-3

Linear Feet x Depth

Large Shade Trees

Coniferous / Evergreen Trees

Ornamental Trees

PLANT SELECTION LIST

High Deciduous and Coniferous Shrubs       (4'-15' in height)

Low Medium Deciduous and Coniferous Shrubs       (18"-4' in height)

PROPOSED SHRUBS BEDS (to contain a mix of medium

and low decidiuous & coniferous shrubs)

PROPOSED DECIDUOUS STREET TREES

PROPOSED DECIDUOUS CANOPY TREES

PROPOSED CONIFEROUS/EVERGREEN TREES

PROPOSED ORNAMENTAL TREES

PROPOSED HIGH DECIDUOUS & CONIFEROUS SHRUBS

NON-IRRIGATED NATIVE/ WETLAND SEED MIX

AREA OF NON-IRRIGATED RE-ESTABLISHED

WETLANDS

IRRIGATED SOD

IRRIGATED TURF SEED MIX

LANDSCAPE LEGEND

THIS LANDSCAPE PLAN INCLUDES (NOT SHOWN ON

PLANS) A TEMPORARY IRRIGATION SYSTEM FOR THE

AREA IN THE REGIONAL DETENTION POND TRACT G.

THIS SYSTEM SHALL REMAIN UNTIL ALL VEGETATION IS

HEALTHY AND GRASSES HAVE GERMINATED.

DEVELOPER SHALL ENSURE THAT THE LANDSCAPE PLAN

IS COORDINATED WITH THE PLANS DONE BY OTHER

CONSULTANTS SO THE PROPOSED GRADING, STORM

DRAINAGE, OR OTHER CONSTRUCTION DOES NOT

CONFLICT NOR PRECLUDE INSTALLATION AND

MAINTENANCE OF LANDSCAPE ELEMENTS ON THIS PLAN.

CHANGES IN THE LANDSCAPE PLACEMENT MY BE

ALLOWED DUE TO CHANGES IN SITE CONSTRUCTION.

SEED MIXES

Drought Tolerant Turf Seed Mix Foothills Native/ Wetland Seed Mix 

DECIDUOUS TREES SHALL BE PLANTED A MINIMUM OF 8'

FROM THE EDGE OF THE RECREATIONAL TRAIL.

EVERGREEN TREES SHALL BE PLANTED A MINIMUM OF

12' FROM THE EDGE OF THE RECREATIONAL TRAIL.

LS2

1

1" = 100'-0"

LANDSCAPE PLAN
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Draft Proposal for the Processing of Thompson Schools site plans 

Introduction:  
This document outlines a working draft proposal for the City’s review of site plans for new 
Thompson School District schools located within Loveland, including charter schools.  The 
proposal reflects a shared interest of the Development Services Department and School 
District representatives in developing an agreed upon review process.  While this effort is 
still in a preliminary stage, Planning staff and District representatives are seeking the input 
of the Planning Commission.  At this juncture, nothing contained herein should be 
construed to represent a commitment by either the City or the District. 
 

Because the School District is a state government agency, the relationship between the City 
and the District is unlike the relationship the City has with private developers; specifically, 
the City does not have the full review and approval authority for development and building 
projects.  Given this situation, it is beneficial for the City and the District enter into an 
agreement that clarifies the review process with the respect to school facilities.   
 

Purpose: 
The intent of this proposal is to outline a clear, predictable and efficient process that is 
understood and agreed to by City staff, the Planning Commission, School District officials 
and their project teams.  These shared expectations will enable projects to move smoothly 
through the City review process.   
 

Once an agreement regarding the review process is reached, a memorandum of 
understanding (or similar document) can be completed to formalize the agreement.  In 
addition the review of site plans for new schools, the formalized agreement will need to 
address the review process for other school-related projects including: 

 site or building improvements to existing District sites that impact city street, utility, 
stormwater services 

 non-school uses like telecommunications facilities to be located on school sites  
 signage requests from the School District 

Other projects like those listed above would not be subject to the full list of procedures 
specified herein as such projects tend to be more limited in scope and require much less 
processing and coordination. 

 
Goals: 

1. Create a clear and repeatable process that has been agreed to by both parties 
2. Maintain open communication and collaboration as projects undergo review  
3. Bring projects to the Planning Commission as quickly as possible  
4. Move projects through the review process efficiently to conclusion 
5. Assure efficient and coherent interaction between the City and the District for new construction 

planning and permit approvals. 
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Draft Proposal for the Processing of Thompson Schools site plans 

6. Differentiate the District from private developers by identifying the appropriate codes that are 
applicable to school construction under State law. 

7. Create a replicable model for use in all communities served by the District with the recognition 
that the District interacts with five (5) cities and three (3) counties.  Procedures established here 
should be developed with an eye for compatibility with State laws and assure usability with 
other agencies in the area.  

8. Maximize efficiency in school construction planning to focus tax-payer funds toward the 
completion of excellent public schools. 
 

Strategies: 

1. Utilize the City’s existing review process with adjustments that facilitate expeditious review. 
2. Collect the review processes of all five (5) cities and three (3) counties to identify common 

methodologies. 
3. Designate primary points of contact for both project teams, ensuring that all communications 

flow through these individuals.   
4. Alert the applicant (School District) to project-related issues as early as possible, including any 

possible Planning Commission concerns. 
5. Conduct collaborative meetings as needed before and during the review process to achieve 

project clarity and progress. 
6. Assure that City department comments are clearly delineated between what is required by 

applicable code and what is requested or preferred so as to avoid unnecessary tax-payer 
expense. 

7. Assure that City department comments are coordinated assuring that adjustments made in 
response to one department will not invalidate comments from another department. 

8. Revise District policies to require inclusion of City planning staff in District citizen oversight 
committees in an ex-officio capacity. 

9. All City department feedback must include written statements for required changes and may be 
supplemented with redline drawings to help clarity. 

10. Each District submittal after receipt of City comments must include written responses to each 
itemized statement from the City departments detailing the changes made. 

11. Each round of feedback must be additive to the same document to track comments, requests, 
and revisions. 

 
Submittal Components: 

1. Site plan meeting agreed upon submittal content 
2. Public Improvement Construction Plans (PICPs) specifying utility, street and stormwater design 

meeting agreed upon submittal content 
3. Subdivision plats, easements and other associated applications/materials will be submitted as 

applicable 
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Draft Proposal for the Processing of Thompson Schools site plans 

Review Process: 

1. School Construction Checklist - develop a checklist of applicable codes so as to clearly 
differentiate school construction from private development.  Identify the relevant codes as 
"required" when provided for by State law, "preferred" when codes are not required but still 
valuable to the City and, "not applicable" for any codes that the City does not wish to be 
included in the planning process.  The District will comply with required codes and make 
reasonable effort to adopt guidance from preferred City codes so long as student safety is not 
compromised, educational programming needs are not sacrificed, or undue tax-payer expense is 
not required. 

2. Master Planning - the City and the District shall assure that staff representatives from both 
agencies are always included as active participants in master planning activities and shall have 
standing membership on planning committees engaged with capital planning.  This mutual 
representation agreement shall assure that neither the City's nor the District's planning 
processes will proceed without mutual awareness and participation of both agencies. 

3. Significant Development - when the Planning Commission approves private development of 
significant property that will require the District to construct a school to meet the educational 
needs of the future child residents, the Planning Commission will hold a discussion with the 
senior Operations official from the District and the senior Public Works official from the City to 
outline school construction needs.  The District or the City may request such a discussion in the 
event that rapid growth is detected, which may call for school construction. 

4. School Planning initiation - when the Board of Education commissions an architect to begin 
designing a new school, the City Planning office shall be alerted and designate a representative 
to participate in the design charrette process.  The planner shall assist the District's contracted 
architect in identifying the relevant codes applicable to school construction and provide 
guidance on how City departments interpret them. 

5. Concept Review—use this pre-application process to clarify procedures and to identify design 
issues and challenges early in the process.  The District will provide an electronic copy of the 
Design Document at this stage.  A meeting will be held by the Current Planning Manager to 
assemble and normalize the comments from the departments in writing. Schedule a Planning 
Commission meeting for presentations on the District's concept and the City's advisement. 

6. Department interactions - the assigned City planner shall be involved in any interactions 
between the District's contracted architect and any City departments to document feedback and 
help assure coherence.   

7. Pre-Submittal Meeting—conduct a pre-submittal meeting with City development review staff 
and the school’s consultant team to review submittal requirements and to clarify review process 
expectations. .  The District will provide a copy of the 50% Construction Document at this stage.   

8. Submittal - conduct a submittal meeting with the assigned City planner to review completeness 
of District materials and to orient City department representatives on the applicable codes 
involved with school construction  The City planner will assure that comments related to codes 
not applicable to school construction are clearly identified as advisory to the District.  The 
District will provide the completed Construction Document along with required reports from the 
school site development checklist. 
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9. Submittal presentation —upon acceptance of a complete electronic submittal, schedule the 
Planning Commission meeting in order to facilitate progress.  

10. Review process—conduct reviews in an efficient timeframe (2 weeks when possible) and 
conduct a review meeting following each round of comments to ensure clarity; target 2 rounds 
of review for completion.  Through this process, staff reviewers will provide clear and internally-
coordinated feedback to the applicant’s team.  Reviewers will not “revisit” design comments or 
revise design directions unless necessary due to redesign by the applicant. 

11. Completion / Approval —Once the PICPs are complete, all safety-related design provisions have 
been specified, applicable easements have been recorded, and the site plan is consistent with 
these plans, then the project is ready to be finalized.   The final documents, as reflected on the 
signature blocks, will clearly indicate which departments have approval authority and which 
departments are “commenting departments only.”  

12. Follow-up with the Planning Commission—At an appropriate point following the Planning 
Commission’s review of a project, it is useful to have the School District provide an update to 
the Commission project progress.  This process helps to maintain a positive working 
relationship. 

 
Planning Commission Review:   

1. The Planning Commission meeting to review the site plan will be scheduled once a complete 
submittal has been made to the City.  The Commission will not review PICPs. 

2. Staff will work to identify Planning Commission interests/concerns prior to the meeting in order 
to avoid surprise issues and provide thorough information. 

3. The two teams will work to provide the Commission with a clear understanding of the project 
and to gain the Commission’s support. 

4. The senior Operations official from the District and the senior Public Works official from the City 
shall appear together to receive the comments from the Planning Commission. 

 
No Change in Authority: 

Nothing contained in this process shall be construed to limit or otherwise change the authority of 
the Board of Education nor to extend the authority of any agency, committee or body beyond what 
is provided for by State law concerning school construction. 
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