
  
LOVELAND PLANNING COMMISSION MEETING 

AGENDA 
Monday, January 11, 2016 

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

6:30 PM  

The City of Loveland is committed to providing an equal opportunity for services, programs and activities and does not 
discriminate on the basis of disability, race, age, color, national origin, religion, sexual orientation or gender. For 
more information on non-discrimination or for translation assistance, please contact the City’s Title VI Coordinator at 
TitleSix@cityofloveland.org or 970-962-2372. The City will make reasonable accommodations for citizens in 
accordance with the Americans with Disabilities Act (ADA). For more information on ADA or accommodations, please 
contact the City’s ADA Coordinator at bettie.greenberg@cityofloveland.org or 970-962-3319.  

“La Ciudad de Loveland está comprometida  a proporcionar igualdad de oportunidades para los servicios, programas y 
actividades y no discriminar en base a discapacidad, raza, edad, color, origen nacional, religión, orientación sexual o 
género.  Para más información sobre la no discriminación o para asistencia en traducción, favor contacte al 
Coordinador Título VI de la Ciudad al TitleSix@cityofloveland.org o al 970-962-2372.  La Ciudad realizará las 
acomodaciones razonables para los ciudadanos de acuerdo con la Ley de Discapacidades para americanos (ADA).  Para 
más información sobre ADA o acomodaciones, favor contacte al Coordinador de ADA de la Ciudad en 
bettie.greenberg@cityofloveland.org o al 970-962-3319”. 
 
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 

1. 2015 Planning Commission Attendance Report 

2. January 25th Agenda Preview: 

• City’s Active Consulting Contracts – Discussion with Bill Cahill 

• Determine 2015 Accomplishments and 2016 Goals  

• North Lincoln 2nd Subdivision PDP/PP Extension 

• Temporary Uses and No Zoning Zone Study Session 
3. Boards & Commission Summit:  March 3rd (5:00 – 9:00 pm) 2 Commissioners invited to 

participate 

4. Hot Topics:  Current Planning November Report 
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c. Committee Reports 

d. Commission Business & Comments 

• Election of Officers for 2015 
1. Chair  
2. Vice Chair  
3. Zoning Board of Adjustment Hearing Officer  
4. ZBA Hearing Officer Alternate  

• Other business 

 

IV. APPROVAL OF MINUTES 
 

Review and approval of the December 14, 2015 Meeting minutes 
 

 
V. CONSENT AGENDA 

 
The Consent Agenda includes items for which no discussion is anticipated.  Upon request by a 
Commissioner, staff member or citizen, any item may be removed from the Consent Agenda for 
discussion. Items removed from the Consent Agenda will be heard at the beginning of the regular 
agenda. 

Public hearings remaining on the Consent Agenda are considered to have been opened and closed, with 
the information furnished in connection with these items considered as the only evidence presented. 
Adoption of the items remaining on the Consent Agenda is considered as adoption by the Planning 
Commission and acceptance by the Applicant of the staff recommendation for those items. 

• Does any Staff Member or Commissioner wish to remove an item from the Consent Agenda? 
• Does any Community Member wish to remove an item from the Consent Agenda? 

 
1. Flats at Centerra – Preliminary Development Plan 

The Planning Commission held a public hearing on December 14, 2015 to consider plans for a 120-
unit multi-family residential development that includes 8 three-story buildings.  Commissioners 
unanimously supported the development and instructed city staff to prepare a resolution approving 
the Flats at Centerra – Preliminary Development Plan.   Staff has provided the Commission with a 
brief memo and a resolution for approval of the Preliminary Development Plan. 

 
 
VI. REGULAR AGENDA: 

2. Mariana Butte 27th Subdivision PDP/PP -  (staff presentation - 15 minutes) 
  (applicant presentation - 30 minutes) 
  (citizen comments - 3 minutes each) 

This is a public hearing on a quasi-judicial matter (in which the Commission serves in a decision-
making role).  Midtown Homes at Mariana Butte has submitted plans for a 48-lot subdivision for 
single family home development on a vacant 16-acre site spanning Rossum Drive.  The gross density 
of the project is 3.07 units per acre.  The Commission will consider two applications:  a Preliminary  
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Development Plan and a Preliminary Subdivision Plat.  City staff is recommending approval of both 
applications.  If approved, the remaining City review process will be administrative.  If denied by the 
Commission, the project cannot move forward.  Whether approved or denied, the Planning 
Commission’s decision is subject to appeal as stipulated in the Municipal Code.  Appeal hearings are 
fully noticed and are heard by the City Council.  

 
 

VII. ADJOURNMENT 
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CITY OF LOVELAND 
 PLANNING COMMISSION MINUTES 

December 14, 2015 
A meeting of the City of Loveland Planning Commission was held in the City Council Chambers 
on December 14, 2015 at 6:30 p.m. Members present: Chairman Crescibene; and Commissioners 
Middleton, Meyers, Molloy, Dowding, Forrest, Ray, and Jersvig. Members absent: 
Commissioner 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 provided updates on the Big Thompson Gravel Site and the City Solar Facility. 

Due to the possibility of the Planning Commission hearing one or both of these items on 
appeal, Mr. Paulsen advised the Commission to refrain from involvement in these items until 
they are concluded or appeals have been scheduled.   

2. Mr. Paulsen noted the expiration of three commissioner terms in 2015. Interviews for two of 
the positions will be scheduled in December and the search for a candidate to fill a single 
vacancy will continue.  

3. Mr. Paulsen stated that the Highway 287 Strategic Plan was approved by City Council on 
December 1st and city staff is working to implement the plan.  

4. Mr. Paulsen stated that the Code Amendments for Title 16, Title 17, Title 18, and Title 19 
will be presented to City Council on December 15th and January 19th. 

5. Mr. Paulsen recommended the December 28th Planning Commission meeting be cancelled. 
Mr. Paulsen highlighted the upcoming January 11th and January 25th Planning Commission 
agendas. Mr. Paulsen stated that a joint meeting with the Larimer County Planning 
Commission pertaining to the 402 Corridor Project is tentatively scheduled for 1/25/16. 

6. Mr. Paulsen noted that Greg George, Director of Development Services, is retiring as of 
January 1st. Mr. George will be taking a temporary position with the city for approximately 
6-months to complete several projects he is working on.  

7. Mr. Paulsen updated the commissioners on their request for Bill Cahill, City Manager, to 
provide an overview of the city’s active consulting contracts. Mr. Cahill plans to attend the 
January 11th Planning Commission meeting to answer any questions.  

 
Commissioner Middleton motioned to cancel the December 28th Planning Commission meeting. 
Upon a second from Commissioner Ray the motion was unanimously approved.  
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COMMITTEE REPORTS 
 

1. Rob Molloy stated that the Title 18 committee met and discussed temporary uses 
provisions that are under consideration.  He also indicated that the Committee had 
reviewed the culture change principles that guide the Development Review Team. Mr. 
Paulsen noted that the Flexible Zoning Overlay amendments to the zoning code 
(otherwise known as the “No Zoning Zone” provisions) were also discussed by the 
Committee.  

2. Commissioner Dowding stated that a ZBA hearing was held on November 16th. The 
request for a garage with additional square footage was approved. Mr. Paulsen 
mentioned that a notice was emailed to the Planning Commissioners and City Councilors 
regarding this decision. Mr. Paulsen stated that notifications are being provided in 
keeping with requirements of the Municipal Code.  Notices of staff decisions and ZBA 
decisions will now be sent to Planning Commissioners and City Councilors.  

 
COMMISSIONER COMMENTS 
 
Chairman Crescibene discussed the pedestrian crossing at 4th Street and Railroad near the Elks 
Club. Currently there is only a sign at the crosswalk and recommended installing something that 
would alert drivers when someone is in the walkway. Mr. Paulsen invited Justin Stone, the new 
manager of the Transportation Development Review office, to answer the question.  Mr. Stone 
stated that there is a sign denoting the crosswalk. TDR may consider other options there as they 
are currently in the process of reviewing where rapid flashing beacons should be placed 
throughout the city. Several commissioners commented that the beacon at 1st street during day is 
difficult to see and recommended that this facility be reviewed to ensure safety.    
 
APPROVAL OF THE MINUTES 
 
Commissioner Meyers made a motion to approve the November 9, 2015 minutes; upon a 
second from Commissioner Forrest  the minutes were unanimously approved. 
 
 
REGULAR AGENDA 

 
1. Temporary Uses Pre-Study Session Briefing 
 

Item Description: This is an administrative item to inform the Commission about the 
development of zoning code amendments that address Temporary Uses.  Staff will be 
seeking Commission advice on citizen involvement and scheduling of a 2016 study session. 
 
Mr. Paulsen stated that temporary uses are not addressed in the Municipal Code and staff 
and the Title 18 Committee are working on amendments to the zoning code that would make 
allowance for such uses to be located on commercially-zoned property.  Mr. Paulsen asked 
if the commissioners would like City Staff to reach out to owners, operators, and community 
members prior to the January 11th study session. The commissioners recommended staff 
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perform an outreach prior to the study session so concerns can be addressed early. 
Commissioner Ray also recommended getting feedback from community members who 
may be opposed to temporary uses. Mr. Paulsen stated the he is not aware of any 
organizations that are opposed and therefore not sure how to contact them. Mr. Paulsen 
noted that city staff may not be able to complete the outreach by January 11th and would 
possibly need to postpone the study session until the 2nd meeting in January.  

 
2. Flats at Centerra 

 
Project Description: This is a public hearing on a quasi-judicial matter to consider plans for 
a 120-unit multi-family residential development that includes 8 three-story buildings.  The 
project site is currently vacant and is located on Hahns Peak Drive within an area developed 
with office, institutional and multi-family uses.  The property, zoned Gateway PUD, is north 
of the Marketplace commercial center that includes the Target store on the north side of East 
Eisenhower Boulevard.  The Planning Commission has final authority to approve or deny 
this project barring appeal.  City development review staff are recommending approval of 
this request. 

 
Commissioner Middleton recused himself. 
 
Mr. Paulsen provided an overview of the 120 unit, multifamily development 
(condominiums). Staff has reviewed parking and the applicant has exceeded the parking 
requirements. The development is geared toward retirement-age residents but is not age 
restrictive. There is a clubhouse but it does not have a pool or other amenities. Although the 
development has a high density with nearly 20 units per acre it is below the 22 units per acre 
limit in the Gateway PUD. Staff is pleased with the project design and is supporting approval 
with recommended conditions found in the staff report.  

 
Mr. Paulsen introduced the applicant, Jason Sherril, with Landmark Homes. Mr. Sherril 
described the layout of the project and discussed how front elevations and side elevations are 
oriented to the street scape to promote the front architecture.  The development has a 
combination of attached and detached garages and every homeowner will have a garage 
space. Mr. Sherril stated that their age targeted approach is geared to active adults and 
retirees. All plans are ranch plans and every unit is handicap accessible. Additionally, an 
association with Park Regency Loveland (senior living facility) allows their development to 
utilize some services geared towards the aging population.  Mr. Sherril stated that the 
development is exceeding the parking requirements of 2 parking spaces per unit.  
 
COMMISSIONER QUESTIONS AND COMMENTS: 

 
Several commissioners noted concerns with parking and questioned if the site will have 
adequate parking for residents and guests.  Mr. Sherril stated that based on his experience, 
their sites have adequate parking for residents and guests at other facilities they have built. 

 
The average pricing of homes and HOA fees were also discussed.   
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Chair Crescibene opened the Public Hearing at 7:52 p.m. 

 
  There were no public comments 

 
Chair Crescibene closed the Public Hearing at 7:52 p.m. 

 
 
COMMISSIONER COMMENTS: 
 
All commissioners stated support for the project. Several commissioners noted that the 
project is a good fit for the area and that project architecture and building façades are 
attractive, reflective of Colorado and are complementary to surrounding development.  
 
Commissioner Molloy moved to make the findings listed in Section VIII of the Planning 
Commission staff report dated December 14, 2015 and, based on those findings, instruct staff 
to prepare a resolution for approval for the Flats at Centerra Preliminary Development Plan 
subject to the conditions listed in said report, as amended on the record. Commissioner 
Meyers seconded the motion.  
 
Chair Crescibene asked the applicant, Jason Sherril, if he accepted the conditions listed in 
the staff report and Mr. Sherril stated that he did. The motion was unanimously adopted.  
 

 
ADJOURNMENT 
 
Chair Crescibene thanked the staff and commissioners for all their hard work this year.  
 
Commissioner Meyers made a motion to adjourn. Upon a second by Commissioner Ray, the 
motion was unanimously adopted. 
 
Chair Crescibene adjourned the meeting at 8:00 pm.  
 
 
 
Approved by:          
  Planning Commission Chair -  
 
 
 
 
           
  Planning Commission Secretary – Jenell Cheever 
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MEMORANDUM 
 
January 11, 2016 
 
To: Planning Commissioners 
 
From: Noreen Smyth, Senior Planner 
 
RE: Flats at Centerra Preliminary Development Plan Resolution 
 
 
Attached please find a resolution documenting the Planning Commission’s December 
14th vote on the Flats at Centerra Preliminary Development Plan (PZ-15-111). As 
Commissioners will recall, the application proposes a residential development on the 
south side of Hahns Peak Drive, north of McWhinney Boulevard, within the Gateway 
Planned Unit Development. The Commissioners unanimously voted to approve the item 
at the December hearing and directed staff to prepare a resolution finalizing the 
approval.   
 
Recommended Motion:  
Move to approve the resolution documenting the Planning Commission’s vote of 
approval for the Flats at Centerra Preliminary Development Plan, subject to the 
included conditions. 

 



 
PLANNING COMMISSION 

RESOLUTION # 16-01  
 

A RESOLUTION APPROVING FLATS AT CENTERRA PRELIMINARY 
DEVELOPMENT PLAN, LOCATED WITHIN THE GATEWAY PLANNED UNIT 

DEVELOPMENT, CITY OF LOVELAND, LARIMER COUNTY, COLORADO 
 

WHEREAS, on April 19, 1994, the City Council adopted Ordinance No. 3992, zoning a 
portion of the “McWhinney Addition”  to the City of Loveland as Gateway PUD (#93-12), referred 
to herein as the “Gateway PUD”; and 

WHEREAS, Ordinance No. 3992 also approved the General Development Plan for 
Gateway PUD, as amended by Ordinance Nos 4052 and 4178; and 

 WHEREAS, a Preliminary Development Plan (“PDP”) for that portion of the Gateway 
PUD legally described in Section 1., below, and referred to herein as the “Flats at Centerra” has 
been submitted to the Planning Commission for consideration pursuant to Chapter 18.41 of the 
Loveland Municipal Code; and    
 
 WHEREAS, pursuant to Code Section 18.41.050(E)(2), the City of Loveland Planning 
Commission held a public hearing on December 14, 2015, regarding the PDP; and 
 
 WHEREAS, at said hearing the recommendations of the Current Planning Division were 
received and duly considered by the Commission, as well as all necessary testimony by the 
applicant and public; and 
 
 WHEREAS, the Commission has considered the application for the PDP in light of the 
intent and objectives of Chapter 18.41 of the Loveland Municipal Code, and more specifically the 
factors set forth in sections 18.41.050(E)(2)(a-c) and expressly including those set forth in sections 
18.41.050(D)(4)(b) and (c), and has determined that pursuant to said factors the PDP may be 
approved.  
  
 NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION 
FOR THE CITY OF LOVELAND, COLORADO: 
 
 Section 1. That the PDP for the Flats at Centerra, being a portion of the Gateway PUD 
General Development Plan, as amended, which PDP Plan is on file in the office of the City of 
Loveland Planning Division and is incorporated herein by reference, is hereby conditionally 
approved, consistent with the recommendations of the Planning Staff Report, as amended on the 
record by the Planning Commission at the public hearing on December 14, 2015 (the “Staff 
Report”).  
 
The PDP applies to the following described real property:  
 

A LOT MERGER OF OUTLOT B AND LOT 3, BLOCK 1, ROCKY MOUNTAIN 
VILLAGE 16TH SUBDIVISION, A PART OF THE GATEWAY PUD LOCATED IN 
THE SOUTHEAST QUARTER OF SECTION 9, TOWNSHIP 5 NORTH RANGE 68 



WEST OF THE 6TH PRINCIPAL MERIDIAN, CITY OF LOVELAND, LARIMER 
COUNTY, COLORADO. 

 
 Section 2.     That the Planning Commission hereby makes the findings regarding the PDP 
set forth in Section VIII of the Staff Report for the reasons set forth therein, and hereby adopts this 
resolution, including the findings set forth in Section VIII of the Staff Report as its written findings 
and conclusions in support of its approval pursuant to Section 18.41.050.E of the Loveland 
Municipal Code.  
 
 Section 3. This Resolution shall be recorded with the Clerk and Recorder for Larimer 
County, Colorado, as soon as is reasonably possible after the expiration of the ten (10) day appeal 
period set forth in Code Section 18.41.050.E.3 and satisfaction of the condition set forth above. 
 
 Resolved this ___ day of January, 2016. 
 
                            
ATTEST:     PLANNING COMMISSION: 
 
 
 
___________________________  __________________________________ 
Planning Commission Secretary             Chairperson 
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Planning Commission Staff Report  
January 11, 2016 

 
  Agenda #: Regular Agenda - 2 

Title: Mariana Butte 27th Subdivision – The 
Ridge at Mariana Butte: Preliminary 
Development Plan and Preliminary 
Subdivision Plat 

Applicant: Midtown Homes at Mariana Butte, 
LLC/Blaine Rappe 

Request: Preliminary Development Plan and 
Preliminary Subdivision Plat 

Location: South of W. Eisenhower Boulevard 
(Highway 34) and east of Eagle Ridge 
Court on both sides of Rossum Drive 

Existing Zoning: P-08 Mariana Butte Planned Unit 
Development (PUD) 

Staff Planner: Troy Bliss 

 
  

Staff Recommendation  
APPROVAL of the Preliminary Development Plan 
and Preliminary Plat. 
Recommended Motions:  
 
1. Move to make the findings listed in Section VIII of 

the Planning Commission staff report dated 
January 11, 2016, and based on these findings 
approve the Mariana Butte 27th 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 
January 11, 2016, and based on these findings 
approve the Mariana Butte 27th Subdivision 
Preliminary Plat, subject to the conditions listed in 
Section IX, as amended on the record.  

Summary of Analysis 
Midtown Homes has applied to build a 48-lot subdivision for single-family homes on vacant land on both sides of 
Rossum Drive along the golf course within the Mariana Butte community.  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. 
 
Upon the review of all pertinent information, including testimony at the public hearing at 6:30 pm on Monday, January 
11th, 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 may be filed, which will result in a new 
public hearing on the application by the City Council. 
 
The project includes 16 acres of vacant land south of W. Eisenhower Boulevard (Highway 34) and east of Eagle Ridge 
Court.  The property is zoned Planned Unit Development (PUD).  The application is requesting approval of a 
Preliminary Development Plan and a Preliminary Plat.  A General Development Plan for the Mariana Butte 
neighborhood has been previously approved (1994) and specifies that “mixed” residential housing (combination of 
condo and patio homes) is allowed to develop on the subject property.  However, it does not preclude standard single-
family homes.  The proposal is being presented at a much lower density than what could otherwise be achieved.    
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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.    

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.  

LCUASS: Larimer County Urban Area Street Standards are standards that municipalities within Larimer 
County use is designing their street networks.    

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. 

ESAR: Environmentally Sensitive Areas Report is a report prepared by a qualified biologist to analyze 
the natural environment in and around a proposed development site.  Its purpose is to identify 
significant natural features or habitats.  Conclusions and recommendations are made as a result 
of this report and incorporated into the City’s review of a development proposal.  

 
The applications propose to develop 48 lots for detached single-family homes.  Substantial landscaping 
would be incorporated along both sides of Rossum Drive.  Areas along the golf course, particularly along 
the northern property boundary would incorporate a significant retaining wall, considering the topography 
of the site.  As the project design has evolved over the course of City review and neighborhood input, it 
has resulted in a majority of the lots likely to be sold for development of semi-custom to custom home 
builders.  Midtown Homes anticipates developing some or all of the internal lots (orange color) as 
represented in the illustrative plan below.   
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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, 
analyzing each with respect to applicable City standards and the Mariana Butte General Development 
Plan (GDP); see Attachment 5. 
 

• Traffic:  The additional traffic generated by this development proposal has been analyzed in a 
Traffic Impact Study (TIS) (see Attachment 7).  General conclusions indicate that the proposed 
development can be accommodated by the existing street system with some widening along 
Rossum Drive to install bike lanes, curb/gutter, and sidewalks.  Additionally, a round-a-bout is 
being proposed to respond to neighborhood concerns regarding the mitigation of traffic speed 
along Rossum Drive.  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 accessing the site in either 
direction along Rossum Drive.  The design of all internal local streets (including curves and cul-
de-sac’s) will support the ability to maneuver emergency and passenger vehicles through the site 
in a safe and non-circuitous manner. 
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• Density:  The gross density of the proposed development is 3.07 units per acre.  This is right in 
the middle of the targeted density of 2 to 4 units per acre for LDR – Low Density Residential land 
uses identified in the City Comprehensive Plan.  Beyond standard single-family homes, 
allowances established by the Planned Unit Development zoning (Mariana Butte General 
Development Plan adopted in 1994), also permits a combination of condo and patio home uses on 
the subject property.  With respect to PUD zoning where a variety of residential uses can occur, 
residential development typically shall not exceed a gross density of 16 units per acre (LMC 
18.41.040.B).  The Mariana Butte GDP allows for a gross density of 8 (northern parcel) and 12 
(southern parcel) units per acre.  In all respects, the proposed density is lower than what could be 
permitted.  

 
• Number of Units:  The proposal consists of 48 single-family lots.  A total of 48 single-family 

homes would be the maximum number of units permitted with this development.  Unless 
prohibited through private covenants, the LMC would also permit by-right, accessory dwellings 
for each lot in excess of 10,000 square feet (approximately half of the lots in the subdivision).  For 
those lots that are less than 10,000 square feet, accessory dwellings would be permitted through 
approval of a Special Review. 

   
• Setbacks and Building Separation:  The PDP proposes the following setbacks: 

o Front – 14 feet (20 feet to garage) 
o Rear – 6 feet (homes along Rossum Drive would be setback a minimum of 25 feet from 

curb)   
o Corner Side – 14 feet 
o Side – Varies (7.5 feet would be the minimum (15 feet between structures))  

 
• Site Access and Parking:  The PDP proposes two intersections to Rossum Drive.  The 

intersections navigate through a network of internal local streets ending in cul-de-sac’s (with the 
exception of Sand Hills Circle).  Detached sidewalks would be installed along both sides of 
Rossum Drive and all local streets would incorporate attached sidewalks with a roll-over curb.  
Parking along Rossum Drive would be prohibited.  However, parking would be allowed along all 
local streets and in the center of each cul-de-sac.  Each home would have at a minimum two-car 
garage parking with additional parking in the driveway by incorporating 20 foot setbacks to the 
garage. 
 

• Architecture:  The elevations in the PDP are associated to the homes that Midtown Homes would 
develop on the property.  As mentioned above, a majority of the lots would likely be sold to semi-
custom and custom home builders.  However, the minimum design standards outlined in this PDP 
would have to be followed.  These generally include: 

o Building heights not to exceed 35 feet;  
o Garage doors shall not comprise more than 50% of the front floor façade; 
o 25% or more of the total building façade shall be brick, stone, or stucco (excluding garage 

doors) 
o Garage doors shall be painted to match the same color as the predominant color of the 

house 
o Garages that extend beyond either the front façade of the home or covered porch may do so 

up to 4 feet, providing the front porch is a minimum of 6 feet in depth, and; 
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o Rear and side elevations (particularly along Rossum Drive) shall incorporate higher levels 
of architectural detail, similar in nature to the front façade. 

      
• Landscaping and Open Space:  Canopy street trees would be installed along both sides of 

Rossum Drive in a linear pattern within a “park strip” between the curb/gutter and sidewalk.  
Additional plantings would also be incorporated in the “park strip” along the southern portion of 
Rossum Drive to double as a bufferyard.  Because of site constraints and existing topography, this 
design is being implemented so that a detached sidewalk could be incorporated along the southern 
portion of Rossum Drive and avoid placing the bufferyard on private lots.  The northern parcel had 
more room to work with.  Therefore, the bufferyard was incorporated in an “outlot” (owned and 
maintained by the HOA) outside the “park strip” and any private lots.  Additional landscaping 
would be incorporated around detention areas to accentuate these open spaces, within the round-a-
bout proposed at the northeast corner of the site, and within small entry features that would 
include signage at both ends of the project (owned and maintained by the HOA).   

 
• Stormwater Design:  Surface run-off would be directed primarily to the northwest corner of the 

site, where a detention facility is to be located that will filter out pollutants, releasing storm water 
to the Big Thompson River.  The drainage provisions have been reviewed and approved at this 
preliminary stage by the City’s stormwater engineering division.  The golf course staff have also 
reviewed these plans relative to stormwater and accepts the design. 

 
• Golf Course Sensitivity:  Both the northern and southern portions of the project abut Mariana 

Golf Course.  This relationship is important, not only to the project but the golf course as well.  
Naturally, this relationship can create conflicts and is more applicable along the southern portion 
of the project because the elevation grades of both project and golf course are similar.  In 
mitigating such conflicts, agreements were reached to have additional land dedicated to the golf 
course, creating better paths along the fairway for traveling golf balls.  A majority of neighbors 
had expressed concerns with the installation of perimeter fencing because of potential conflicts 
with wildlife.  As a compromise, perimeter retaining walls are being proposed to give some 
demarcation to private lot versus golf course – helping to keep future residents off the golf course.  
Understanding that this solution is not a barrier to prevent such activity.   
 

 
II. KEY ISSUES 
 
From a City staff perspective, all key issues have been addressed through the review process.  Key issues 
that presented themselves with the initial and subsequent project reviews included an attached sidewalk 
proposed along the southern portion of Rossum Drive with minimal landscaping, diminished architectural 
standards that did not include the use of higher quality materials (i.e. brick, stone, and stucco), 
modifications to LCUASS given the topography of the site, and working through mitigating impacts on 
the abutting golf course through land dedications/retaining walls.    
 
There are a considerable number of key issues expressed by the surrounding property owners.  These 
were initially conveyed at the required neighborhood meeting, subsequent neighborhood meetings (see 
Section VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION), and have been 
communicated to City staff throughout review of the applications (see Attachment 3).  Some 
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correspondence was intentionally left out of this communication because it was not substantive with 
respect to the development proposal.  For example, it related to arranging meetings.  The Planning 
Commission will likely hear from a number of concerned property owners regarding this development 
proposal as it relates to the nature of the builder, type of homes proposed in comparison to existing 
homes, density/number of units, traffic/circulation, and building configurations/architecture.  The 
Planning Commission will also likely hear from a number of property owners that have appreciated steps 
the applicant has taken in responding to concerns – offering support to the project as presented.  
 
 
III. ATTACHMENTS 
 

1. Project Narrative (Provided by Applicant) (Development Plan Notes) 
2. March 31, 2015 Neighborhood Meeting Summary (Provided by City staff) 
3. Neighborhood Correspondence 
4. Mariana Butte General Development Plan (GDP) (Approved August 31, 1994) 
5. Mariana Butte 27th Subdivision Planned Unit Development (PUD) Preliminary Development Plan 
6. Mariana Butte 27th Subdivision, Preliminary Subdivision Plat  
7. Traffic Memorandum (excluding appendices) 

 
 
IV. VICINITY MAP 
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V. SITE DATA  
 
ACREAGE OF PUD SITE GROSS ............................................ 16 AC 
NUMBER OF PLATTED LOTS ................................................. 48 (PROPOSED) 
MASTER PLAN DESIGNATION .............................................. LDR - LOW DENSITY RESIDENTIAL 
EXISTING ZONING ................................................................ P-08: MARIANA BUTTE PUD 
EXISTING USE ...................................................................... VACANT/UNDEVELOPED 
EXIST ADJ ZONING & USE - NORTH .................................... P-08: MARIANA BUTTE PUD – GOLF COURSE AND CITY 

 ......................................... OF LOVELAND OPEN SPACE 
EXIST ADJ ZONING & USE - SOUTH ..................................... P-08: MARIANA BUTTE PUD – GOLF COURSE AND 

 ......................................... SINGLE FAMILY RESIDENCES 
EXIST ADJ ZONING & USE - WEST ....................................... P-08: MARIANA BUTTE PUD – SINGLE FAMILY 

RESIDENCES 
EXIST ADJ ZONING & USE - EAST ........................................ P-08: MARIANA BUTTE PUD – GOLF COURSE 
UTILITY SERVICE ................................................................. CITY OF LOVELAND  
 
 
VI. BACKGROUND 
 
In 1987, City Council approved a Master Plan and subsequently thereafter in 1994, approved a GDP for 
the entire Mariana Butte area (see Attachment 4).  The Master Plan and GDP identified specific 
development rights associated with Mariana Butte such as locations for development, types of uses, and 
residential densities.  These initial plans also set aside land dedications for golf course development, 
identified environmentally sensitive areas, and generally set the stage for development.  Since approval of 
the Master Plan and GDP, amendments to these plans have been made over time (not affecting the subject 
property).  Most of Mariana Butte is built-out – this being the last of the developable tracts of land 
currently identified in the Master Plan and GDP. 
 
 
VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 
 
A. Notification: An affidavit was received from Mike McBride/BHA Design on March 16, 2015, 

certifying that written notice was mailed to all property owners within 900 feet of the property and 
notices were posted in prominent locations on the perimeter of the site at least 15 days prior to the 
date of the initial neighborhood meeting held on March 31, 2015.  Two other neighborhood meetings 
followed that were not required by the LMC but supported by the applicant in responding to 
neighborhood concerns and alerting interested parties to the various plan changes.  These meetings 
were held on April 29, 2015 and December 16, 2015.   
 
Additionally, an affidavit was received from Mike McBride/BHA Design on December 22, 2015, 
certifying that written notice was mailed to all property owners within 900 feet of the property and 
notices were posted in prominent locations on the perimeter of the site at least 15 days prior to the 
Planning Commission hearing.  In addition, a notice was published in the Reporter Herald on 
December 26, 2015 for the Planning Commission hearing.  All notifications regarding the Planning 
Commission hearing stated that the hearing would be held on January 11, 2016.   
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B. Neighborhood Response: The required neighborhood meeting was held at 5:30 p.m. on March 31, 
2015, in the City Council Chambers. The meeting was attended by approximately 120 neighbors, 
along with City staff and the applicant’s team.  A summary of the neighborhood meeting has been 
provided by City staff (see Attachment 2).  Two other neighborhood meetings followed that were not 
required by the City but supported by the applicant in responding to neighborhood concerns and 
alerting interested parties to the various plan changes.  These meetings were held on April 29, 2015 
and December 16, 2015.  (Staff was supportive of the applicant’s efforts to inform residents of plan 
updates.)   
 
Over the course of this project, City staff has received a substantial amount of correspondence (see 
Attachment 3).  This correspondence is chronologically ordered from the most recent to those at the 
beginning of the project.  A majority of this correspondence was received in the initial design work 
of the subdivision – approximately 8 to 9 months ago.  The initial design was met with many concerns 
including but not limited to density, housing type/quality, landscape design, additional traffic on 
Rossum Drive, and impacts to wildlife.  Through neighborhood input, the applicant did consent to a 
number of changes to the plan including: 

• The reduction in number of lots from 56 to 48; 
• The increase in lot sizes (likely resulting in more custom homes being constructed, primarily 

around the perimeter of the site); 
• More architectural standards and inclusion of higher quality exterior materials to future 

homes; 
• Larger building setbacks, primarily side yards; 
• Improved Rossum Drive design including greater landscape buffering and detached 

sidewalks on both sides of street; 
• Traffic speed mitigation along Rossum Drive by inclusion of a round-a-bout, and; 
• Prohibition of any fencing in the development, limiting obstacles for wildlife traversing 

through the site. 
Following the last neighborhood meeting on December 16, 2015, a majority of those who attended did 
acknowledge and appreciate the changes that have occurred to the project.  While there are still those 
interested parties who continue to have concerns with the project, there are also a number who believe this 
is an acceptable plan.  While the December 16, 2015, neighborhood meeting was not required by the City, 
there was apparently a problem with the mailed notice.  A number of neighbors have communicated to City 
staff that they did not receive their notice until after the meeting had taken place.  Consequently, there were 
individuals upset about not having the opportunity to participate in the meeting.    
 
 
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 application.  The Planning Commission decision to approve or deny the applications must be 
based on a majority vote on whether or not the findings can be met.   
 
A. City Utilities and Services 
 

1. Loveland Municipal Code 
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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 Mariana Butte Twenty-Seventh Subdivision will not negatively impact fire protection 
for the subject development or surrounding properties. 
 

Water/Wastewater:  
This development is situated within the City’s current service area for both water and wastewater. 
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 Public Improvement Construction Plans 
(PICPs) have been designed pursuant to the City’s Development Standards. 

 
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. 
• The Big Thompson River FEMA floodplain/floodway encroach into the very northern 

portion of proposed Block 1 Lots 6, 10, 11, 12, 14 and Outlot C. The Developer is 
planning to raise the ground within these lots, through the FEMA approval process, in 
order to completely remove them from the FEMA floodplain/floodway. 
 

Power: 
Staff believes that this finding can be met, due to the following: 
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• 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 are four 5” conduits located on the north side of 
Rossum Dr. in the southwest corner of 850 Eagle Ridge Ct. An underground vault will 
need to be installed at this location so that 200 amp and 600 amp cable can be extended to 
this point from a vault located at the intersection of Rossum Dr. and Cedar Valley Dr. 
From the new vault location 200 amp power can be extended to the new subdivision at the 
cost of the developer. A new 600 amp system needs to be extended along the north side of 
Rossum Dr. from the new vault location to just pass the proposed subdivision to the 
northeast side of the project at the city’s cost. The conduits for these two projects will need 
to be installed simultaneously.  
 

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 based on the following fact: 

• A Traffic Impact Study (TIS), prepared by Joseph Delich, P.E., has been submitted with the 
Ridge at Mariana Butte PDP which demonstrates that the existing transportation system, can 
adequately serve the proposal.  

• Access to the development will be provided by two new full-movement access intersections 
to Rossum Drive. 

• The TIS has demonstrated that the operation at the US 34 and Rossum Drive intersection will 
meet City standards. 

• The proposed development is estimated to generate approximately 626 daily trips, 50 weekday 
AM peak hour trips, and 63 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. A positive 
determination of adequacy for transportation facilities for the proposed application has been made 
under the provisions of paragraph i, above. 
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C. Land Use  
1. Loveland Comprehensive Master Plan 

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 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: 
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The PDP conforms to the intent and objectives of Title 18 with regard to Planned Unit 
Developments and any applicable area plan. 

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

• The proposed development is anticipated to be constructed in four (4) phases that will allow 
proper installation of infrastructure in a sequential manner.  The site is contiguous to existing 
development directly south and will be integrated by pedestrian connections, utility 
connections, and the existing Rossum Drive location.   
 

• As part of the City Development Review Team review, a determination has been made that 
all facilities and services are available to accommodate this proposed development.  
Emergency services will be able to respond to the site in required time, all utilities are 
readily available and will be extended to service to the proposed development.  Additionally, 
there is adequate capacities.  No additional parks are being proposed or required as a result 
of the proposed development.  The school district was informed of the development and has 
indicated that the schools which serve this area can accommodate the level of students 
projected with the proposed development. 
 

• The GDP for Mariana Butte PUD does allow for a mix of housing densities to occur on the 
subject property in relation to existing development.  The proposed development is generally 
in keeping with the existing development surrounding the site – by proposing single-family 
detached homes.  However, the applicant anticipates building some smaller homes that 
would be similar to patio homes, offering a mix of housing types aside from semi-custom to 
custom homes which will likely be the predominant housing type. 
 

• Design of the homes within the subdivision are proposed to be similar in nature to the homes 
in Mariana Butte.  Taking into account greater percentages of higher quality exterior 
materials (i.e. stucco, brick, and stone), requiring earth tone colors, and giving allowance to 
semi-custom and custom homes. 
 

• The site is within proximity to the Big Thompson River and does have a designated 
floodplain along the norther boundary.  A few of the proposed lots are impacted by this 
floodplain.  However, the applicant is proposing to raise the ground through a FEMA 
process, not impacting the ability to develop the subject lots or project as proposed. 
 

• The pedestrian and bicycle friendly aspect of development is incorporated into the proposal.  
For example, Rossum Drive which connects to existing development, would be designed 
with detached sidewalks on both sides, separating pedestrians further from the street.  
Additionally, both sides of Rossum Drive would include bike lanes.  All internal local streets 
would include attached sidewalks and there are a few internal trails proposed that would give 
good pedestrian access throughout the subdivision.  By design, this area of Mariana Butte is 
separated from major employment centers, schools, and neighborhood shopping centers.  
Rossum Drive is the main collector that provides access through the development to these 
types of uses.  Consequently, from a pedestrian and bicycle aspect, much attention was given 
to the design of Rossum Drive. 
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• Elements for energy-conscious land use and site planning are seen in the proposed plan by 
way of incorporating canopy street trees along Rossum Drive that over time will help shade 
portions of hardscaped and asphalt areas.  Maximizing building setbacks and not allowing 
fencing, to create more light coming into areas of the subdivision. 
 

• This particular site is identified in the Open Lands Plan as Natural Area Site #67.  It does not 
have a high habitat rating (3 out of 10).  However, based upon an environmentally sensitive 
areas report, City staff is recommending some mitigation measures on existing habitat that 
includes removal of a black-tailed prairie dog colony and replacement of native trees/shrubs 
lost. 
 

• The size, configuration, and topography of the subject property does not lend itself well to 
“clustering”.  However, open spaces were designed to create the most benefit to future and 
surrounding property owners by focusing open spaces along Rossum Drive, in detention 
facilities where needed, and dedicating additional land to the golf course.  It is however 
important to note that open space within Mariana Butte was satisfied by the donation of land. 
 

• All vehicular access to individual lots is from internal local streets.  No access is permitted 
from Rossum Drive except for a shared access at the southwest corner of the site for three (3) 
lots that would have the same orientation to Rossum Drive as existing developed lots do to 
the south. 
 

• A Master Plan for Mariana Butte was developed.  This proposal is in conformance to the 
Master Plan and GDP as adopted. 
 

• The private property rights of the applicant were taken into consideration with the City’s 
review.  All applicable code requirements, provisions, and standards were applied to the 
development to the best of the City’s knowledge. 
 

• Because Mariana Butte is a PUD, separate covenants are developed for each individual area.  
The City does not regulate or enforce convents.  However, if covenants either do not prohibit 
home based businesses/home occupations or are silent on the matter, these types of uses 
would be allowed providing they comply with the City’s home occupation standards.       

 
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: 
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•  Through significant efforts in working to address neighborhood concerns and incorporating 
design elements such as similar lot sizes abutting existing development, buffers from 
existing residential development, and reduction in density are mitigating measures that were 
incorporated into the PDP to reduce negative impacts on surrounding property.  
Additionally, land is being dedicated to the golf course, in an effort to mitigate the 
relationship of home owners and golfers. 

  
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: 

 
• The PDP does include an attractive entryway into the site by way of landscape and the 

anticipation of project identification signs.  It is further demonstrated along Rossum Drive by 
inclusion of a round-a-bout to mitigate traffic speeds and further landscape design to give an 
aesthetic appeal to the subdivision.  The Rossum Drive design is also functional by 
separating pedestrian and vehicle conflicts through detached walks along both sides.  The 
widening of Rossum Drive will also incorporate bicycle lanes on both sides.  Building 
design is an important factor, especially with some of the homes backing onto Rossum 
Drive.  Consequently, a higher level of architectural design, similar to the front façade would 
be incorporated. 

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

regulations in effect as of the date that the GDP was approved and any land use and 
development regulations adopted by the City after that date if the Planning Division and 
Planning Commission expressly find that compliance with such regulations is necessary to 
protect public health, safety, and welfare. 

 
Current Planning Division: Staff believes that this finding is not applicable due to the following: 
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Attachment 4 is the GDP applicable to this site in Mariana Butte.  The land use is identified 
as mixed residential, offering a variety of housing choices and greater densities.  The proposed 
development is in keeping with the nature of existing surrounding development in an effort to 
speak to neighborhood concerns and establish compatibility.      

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 
and Rossum Drive. 

 
 
D. Environmental Impacts: 

1. Section 18.41.050.E.2: The PDP incorporates environmentally sensitive areas, including but 
not limited to wetlands and wildlife corridors, into the project design.  "Environmentally 
sensitive areas" are defined in Section 18.41.110 as: slopes in excess of 20%; floodplain; soils 
classified as having high water table; soils classified as highly erodible, subject to erosion or 
highly acidic; land incapable of meeting percolation requirements, land formerly used for land 
fill operations or hazardous industrial use; fault areas; stream corridors; estuaries; mature 
stands of vegetation; aquifer recharge and discharge areas; habitat for wildlife; and other 
areas possessing environmental characteristics similar to those listed above. 

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

• The subject property does not include any mapped wetlands (a wet meadow was identified at 
the northwest corner of the site) or designated wildlife corridors.  However, wildlife is 
abundant on the site and the applicant is proposing design elements to mitigate impacts.  
These include no fencing within the subdivision and greater building separations to allow 
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wildlife to pass through more freely.  There are areas on-site that would be considered 
environmentally sensitive.  For example, a floodplain along the northern portion of the site.  
A portion of the floodplain is proposed to be raised through a FEMA approval process that 
encumbers five (5) lots.  Otherwise, the remaining portion would not include any 
development (other than a detention pond).  There are slopes on-site that exceed 20%.  These 
are also located at the northern portion of the site.  To the northwest and off-site these slopes 
will be maintained but other areas, primarily the northwest lots and around Meadow Ridge 
Court are proposed for fill in order to develop.  A geotechnical report and environmentally 
sensitive areas report were prepared for the proposed development.  These reports found that 
soils are generally consisting of silty, gravelly sand with some sandy gravel clay.  These 
soils are considered low swelling or non-expansive allowing for footing and pad-type 
foundations.  Ground water was encountered during some test drilling locations at depths of 
6 and 10 feet.  Based upon findings in the environmentally sensitive areas report, City staff is 
recommending conditions to mitigate additional impacts on environmentally sensitive areas, 
primarily the replacement of native trees/shrubs lost during construction.    

 
 
IX. RECOMMENDED CONDITIONS 
 
Preliminary Development Plan 
 
Current Planning 

1. The Home Owners Association (HOA) shall be responsible for maintaining all landscaping 
located in on-site common open space areas (including detention facilities) and all landscaping 
within the right-of-way (including both sides of Rossum Drive and within the round-a-bout).  
Maintenance shall include but not be limited to replacement of dead/dying/damaged plantings, 
pruning of all plantings, weed mitigation, and insuring detention facilities are kept clean/working 
properly. 
 

2. The Home Owners Association (HOA) shall be responsible for snow removal on sidewalks 
located along both sides of Rossum Drive. 
 

3. All construction traffic shall enter the subdivision from the north end along Rossum Drive via W. 
Eisenhower Boulevard.  Construction traffic will be prohibited from entering the site through 
developed portions of Mariana Butte via Rossum Drive to the south.   
 

4. Details including height, size, color, materials, and placement of proposed project identification 
signs shall be provided with submittal of the Final Development Plan for review and approval. 
 

5. Homes that have back sides facing Rossum Drive shall include additional architectural elements, 
similar in nature to the front of the home.  This can include but not limited to the use of exterior 
materials such as stucco, brick, or stone applied to the back of the home equal or greater to that of 
the front of the home, covered patios, façade recesses/projections, or other similar architectural 
elements found on the front façade.   
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PW-Transportation:  
1. All public improvements shall comply with the Larimer County Urban Area Street Standards 
(LCUASS).  
 
2. The developer agrees to acquire and dedicate, at no cost to the City, any rights-of-way necessary for 
the required street improvements associated with this development.  
 
3. Prior to the issuance of any building permits within the Ridge at Mariana Butte Twenty Seventh 
Subdivision, pursuant to the provisions in Section 16.40.010.B of the Loveland Municipal Code, the 
Developer shall design and construct all street improvements as shown in the City approved Public 
Improvement Construction Plans (including curb, gutter and sidewalks) unless already designed and 
constructed by others. 
  
4. All landscape and irrigation improvements in the roundabout are to be maintained by the developer 
in perpetuity. 
 

 
Parks and Rec:  

1. This property contains Tracts R and S of an Agreement dated August 31, 1994. The agreement 
notes the following conditions that apply to the development of this property: 
A. Payment of Development Fee to City of Loveland: The shoreline fee shall be paid prior to 
approval. The fee shall be paid in full. The option to pay per lot has expired, as noted in the 
agreement. 
B. Easements: Please note that “crossings through the Golf Course property will be made at the time 
of year when play is at a minimum, generally between November 1 and March 1”. 
 
2. The Adjoining House Agreement is required to be signed by all surrounding property owners to the 
golf course.  This agreement allows the City to no be liable for any damage to property from golf 
balls. 
 
3. This property contains a portion of Natural Area Site #67, which has a rating of 3 out of 10 for 
overall habitat value in the City’s Natural Areas Sites report (2008). Detailed maps, ratings, and 
descriptions of each natural area site are available in the Natural Areas Sites report: 
http://www.cityofloveland.org/NaturalAreaSites  
Findings from the submitted Environmentally Sensitive Areas Report (ESAR) indicate the following 
conditions of approval: 

 
A. Per the ESAR Submitted: “Prior to construction or site disturbance the black-tailed prairie dog 
colony should be removed by a state licensed contractor. If the prairie dog control/removal (or site 
grading) is scheduled for the period of burrowing owl activity (March 1 to October 31) a 
burrowing owl survey should be completed (by a qualified wildlife biologist) immediately prior to 
prairie dog control. This survey should be completed according to Colorado Division of Parks and 
Wildlife guidelines. If burrowing owls are present the Colorado Division of Parks and Wildlife 
should be consulted.” 
B. Per the ESAR submitted: “Native trees and shrub thickets disturbed/lost along the north site 
boundary would be replaced by plantings in the open space area in the northwest site corner 
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(detention pond area). Plantings would replace lost trees at a ratio of 2:1 using native cottonwood 
and Willow trees. Plantings would replace shrub thickets by planting the approximate same square 
footage that was lost due to grading. Shrub thicket plantings would be of native species 
(skunkbrush sumac, mountain mahagony, rabbitbrush).” 
The ESAR submitted will need to be revised as it did not include a wetland delineation. This is a 
requirement of all ESAR submittals where potential wetlands are present. A wet meadow was 
indicated in item 3.1 of the report. The ESAR also needs to be updated to comply with the most 
recent Open Lands requirements which are now listed in the 2014 Parks & Recreation Master Plan 
(the 2003 Open Lands Plan is no longer being used). 

 
4. A portion of Outlot D is located on a segment of land where an easement was intended, but never 
recorded. The easement would allow continued use of the practice course and would provide value to 
future residents.  The easement shall be recorded prior to approval. 
 
5. This item is contingent upon obtaining the easement listed in item 4 above: 
The Parks & Recreation Department will allow the developer to utilize the golf cart path as a 
maintenance access to the proposed detention pond (Outlot C) in exchange for the easement noted 
above in Outlot D. The pedestrian access to the golf course shall remain the property of the 
development. If an agreement cannot be reached, an alternate maintenance access will need to be 
included with the Final Development Plan. 

 
6. This item is contingent upon obtaining the easement listed in item 4 above: 
Per discussions with the applicant, the Parks & Recreation Department has agreed to allow 
construction of retaining walls on our property (near the tee of Hole #15). The cost to construct and 
maintain the retaining wall shall be at the developer’s expense. A maintenance agreement or a copy of 
a development agreement stating that maintenance of the retaining wall will be the responsibility of 
the development. 
 
7. This item is contingent upon obtaining the easement listed in item 4 above:  
The developer will be responsible for replacing the trees (item 3B above) that would need to be 
removed to construct the retaining walls noted in item 6.  
 
8. A pedestrian access from the development to the golf course is shown in Outlot D. This access shall 
be maintained by the development. 
 
9. All site grading and drainage improvements shall be located within the private development. 
  
10. Off-site improvements (storm drain system) should be designed at a level that does not conflict 
with the elevation of the irrigation mainline. 
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PROJECT NARRATIVE 
(Development Plan Notes) 

 

 

OVERALL DEVELOPMENT DESIGN CONCEPT 
The Ridge subdivision is the development of one of the last remaining internal parcels of the Mariana Butte 
General Development Plan. Surrounded by the golf course, the single family detached development 
implements the intended purpose of Tracts R and S in the GDP. 

 
PUBLIC AND PRIVATE UTILITIES 
POLICE City of Loveland 
 
FIRE AND RESCUE City of Loveland 
 
SCHOOLS Thompson School District RJ2 

 
PUBLIC FACILITIES PROVIDERS 
WATER City of Loveland Service - 12" water line along Rossum Drive will be the primary source of the looped 
water services within the development. 
 
SEWER City of Loveland Service - Sewer lines will be tied into existing manholes in the 
northwest portion of the site. 
 
ELECTRIC City of Loveland Service - Service exists along Rossum Drive and will be extended 
along the new streets. 
 
GAS Xcel Energy Service - Service exists along Janus Drive and will be extended along the news streets. 
 
TELEPHONE Century Link Service - Service exists along Rossum Drive and will be extended 
along the new streets. 

 
STORM DRAINAGE 
On-site storm drainage will be routed to the proposed detention ponds in the development. Conveyance will be 
accomplished via a system of surface swales, roadways, inlets, and subsurface piping. 

 
LANDSCAPING/FENCING 
Edge Treatment: 
The development is bordered by the Mariana Butte Golf Course on three sides. The north side is elevated and 
will overlook the course. The south edge is along the fairway and will be bordered by an ornamental fence for 
separation from the course. The west edge borders existing houses. 
 
Local Streetscape: 
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Along streets, lots shall be planted with a minimum of one street tree per lot frontage. The bufferyard concept 
for this development is a secondary row of trees along Rossum, providing a dense tree canopy along the 
collector road. A variety of street tree species shall be used throughout the development for visual interest and 
horticultural stability, thus creating a canopy effect as the project matures. The homebuilder of each lot shall 
install the private yard street trees before the issuance of the Certificate of Occupancy or shall be responsible 
for posting proper financial security as required by the city of Loveland, for required trees. 
 
Common Areas/Open Space: 
The Open Space areas shall include native grasses and xeric plantings and shall be incorporated into the 
detention areas and outlots. There are corners of the property that will be deeded to the golf course and 
landscaped according to their requirements. Common open space areas, fences, landscape within the public 
right-of-way, and entry features shall be planted and irrigated by the developer and maintained by a common 
Homeowners Association. 
 
Fencing: 
Fencing is not allowed in the development with exception of a barrier fence that will be provided by the 
developer to prevent access to buffer outlots. 

 
IMPLEMENTATION 
A declaration of covenant, controls and restrictions shall govern the Single Family Detached portion of the The 
Ridge at Marniana Butte Subdivision. There also exists a master declaration of covenant, controls and 
restrictions that shall govern the entire Mariana Butte Subdivision and shall outline the sharing of common open 
space and recreational amenities. The project is proposed to be built in four phases and take approximately 2 
years for full build out. 
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MARIANA BUTTE 27
TH

 SUBDIVISION NEIGHBORHOOD 

MEETING SUMMARY 

(Neighborhood Meeting was held on March 31, 2015) 

______________________________________________________________________ 

 

On Tuesday, March 31, 2015, a neighborhood meeting was held at the City of Loveland 

Municipal Complex (City Council Chambers), 500 E. 3rd Street, for a proposed 

development of 57 single-family detached patio homes on Tracts R and S – Mariana 

Butte First Subdivision.  Over 100 neighbors were in attendance along with the 

applicant for the project (including their consultant team) and a member of City staff.  

The meeting began at 5:35 p.m. with an introduction by City staff.  The applicant 

presented their project followed by questions, comments, and feedback given from 

neighbors.  The following is an outline summary of the neighbors questions, comments, 

and feedback, categorized under specific key areas relative to the project as presented: 

Concerns with Midtown Homes 

 Was there a market study done to warrant this type of development and use at 

this location?  (Answer) No. What potential buyers are interested in this type of 

development – who is this marketed towards?  (Answer) Most likely empty 

nesters or people looking for less maintenance responsibility. 

 What is the price point for the homes proposed?  (Answer) tentatively looking at 

$400K to $600K.  Some residents feel $600K and above is more in-line with 

neighborhood.   

 Building setbacks are too small.  Especially, side yards with 5 foot setbacks.  

Larger building setbacks need to be considered.  

 This proposal is not compatible with the Reserve.  Larger lots, especially backing 

to existing homes need to be considered. 

 Higher level of architectural treatments should be considered on the homes.  

Tulip Creek was generally considered a good example.  Elements from Tulip 

Creek are being considered with this development. 

 Concerned about this project impacting property values.  Some residents believe 

the duplexes built within Mariana Butte would be a better choice of development 

here. 

 What is the appearance of this subdivision going to look like from the Mariana 

Butte golf course and clubhouse?  (Answer) An artistic illustration was provided 

at the neighborhood meeting showing the view from down on the golf course. 
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Traffic and Circulation 

 On-site traffic patterns are of concern to the neighborhood.   

 Neighbors believe that the amount of traffic generated from this development will 

have a negative impact to the area and that Rossum Drive is not designed to 

accommodate such traffic.  Additionally, it is believed that intersection 

improvements are warranted at W. Eisenhower Boulevard and Rossum Drive. 

 Considerations should be given to re-aligning Rossum Drive (as presented by 

previous developer) and possibly incorporating a round-a-bout to help slow 

traffic. 

 Rossum Drive is not a safe street.  Too many blind spots. Vehicles speed down 

the street creating unsafe conditions.  Mariana Butte only has two was out – 

north on Rossum Drive to W. Eisenhower Boulevard and south on Rossum Drive 

to W. 1st Street.  This is a problem, especially when adding more vehicles.  Can 

the City acquire the road connecting from Cedar Valley Drive to N County Road 

23H?  (Answer)  Ken Morey from the neighborhood responded that this would 

not be an option for the City because the easement was vacated through the 

County.  The road is private. 

 With the cul-de-sacs, will sufficient emergency access be provided throughout 

the subdivision?  (Answer) Yes, the City of Loveland Fire Department requires 

appropriate emergency access provisions in considering any subdivision. 

 There is a lot of cyclists that use Rossum Drive.  They are going to be impacted 

by the traffic this development will create. 

 Construction vehicles should not be permitted to access the site through existing 

residential areas.  Can the City place a condition on this project limiting 

construction vehicle access from W. Eisenhower down Rossum Drive only?  

(Answer) Yes, and applicant is agreeable to doing so. 

 Generous building setbacks need to be applied along Rossum Drive.  Twenty-

five feet should be the minimum. 

 

Parking 

 The proposed density is going to create parking spill-over onto the streets. 

 Will there be enough room for vehicles to park in driveways?  (Answer) Yes, City 

requires a minimum of 20 feet from garage to sidewalk.  Too many people have 

large pick-up trucks that will not fit within this space.  Large pick-up trucks will be 

a problem. 

 There is no designated guest parking.  Given that the residents will likely have 

guests, additional guest parking should be provided.  What are the City parking 
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requirements?  (Answer) The project would be required to provide 2 parking 

spaces per unit. 

 How many garage spaces will the homes have?  (Answer) Two car wide garages 

with the option of creating a third tandem stall. 

 

Building Configuration and Architecture 

 Some neighbors had concerns about the level of architectural elements and 

exterior materials compared to other homes in Mariana Butte.  Midtown is 

proposing homes for example that do not include the higher level of design and 

treatments such as tile roofs, stone/brick/rock/stucco, and architectural detail 

seen in semi-custom and custom homes.  Conversely, some neighbors felt that if 

the homes were similar in design to those currently being built in Tulip Creek, this 

would fit in well with Mariana Butte. 
 Homes are too close together.  Larger setbacks should be required, especially at 

the side yards.  A 5 foot side yard setback is too narrow. 
 This subdivision will have a negative visual impact as seen from the Mariana 

Butte Golf Course Club House.   
  Some neighbors felt that the inclusion of a pool was a bad idea.  It could cause 

more traffic and congestion problems.  Consideration should be given to 

eliminate the pool and replace it with a little pocket park. 
 How many different home models are being proposed?  (Answer) The applicant 

is contemplating 6 different models at this time. 

 

Landscaping 

 Is fencing being proposed around the perimeter of the site?  (Answer) No.  

Concerns were raised about the type and location of fencing.  For example, 

fencing along the back of lots that face the golf course and along Rossum Drive 

should not be privacy fencing and should include an attractive design.  No 

fencing by some was the preferred option.  Fencing creates obstacles for the 

wildlife that traverses through this area. 
 Landscaping along Rossum Drive should include required City bufferyards to 

create a cohesive streetscape. 
 Greater separation in the form of a landscape buffer from the lots abutting the 

Reserve should be included.  Homes are too close to the Reserve lots. 
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 Attractive landscaping should be provided at the north end of the development 

along the proposed retaining wall abutting the golf course.  (The applicant had a 

illustration showing this.) 
 What type of street lights will be included along Rossum Drive?  (Answer) City 

staff will need to determine this through the project review.  Nothing has been 

determined at this time. 

 

Utilities/Stormwater/Detention 

 Where is the detention pond for this project?  And how will stormwater runoff be 

designed? (Answer) There currently is a detention pond located at the northwest 

corner of the site.  Runoff will be conveyed through a series of channels and 

underground pipes that will day-light out onto the golf course to the north. 

 Will this development affect water pressure in Mariana Butte?  (Answer) 

Generally speaking, no it will not.  The City has to assure that adequate service 

(i.e. water) can be provided. 

 

Other 

 This site has a lot of wildlife that moves through it – particularly herds of elk.  

Building setbacks are too close to allow wildlife to continue moving through the 

area.  Fencing will also create obstacles for them.  Is the City requiring any type 

of wildlife corridor or mitigation relative to this development?  Where will the 

wildlife go?  (Answer) These parcels are not designated environmentally 

sensitive areas per the City’s Natural Inventory Plan.  Development that has 

already occurred in Mariana Butte continues to push wildlife in different 

directions. It is hard to determine where wildlife will go.  This site is designated in 

the Mariana Butte General Development Plan for mixed residential development.  

It has never been earmarked as a wildlife preserve or sensitive area much like 

the developed areas of Mariana Butte. 

 Some neighbors fell as though The Mariana Butte General Development Plan is 

an outdated development plan that is no longer consistent with today’s trends.  

The plan needs to be readjusted.  Why won’t the City do this?  (Answer)  The 

Mariana Butte General Development Plan is a vested document that master 

planned the Mariana Butte Golf Course and development opportunities around it.  

It is not the City’s role to subjectively change master plans.  Rather, when 

concerns about compatibility are raised, it is the City’s responsibility to identify 

them and allow decision makers (i.e. Planning Commission and/or City Council) 
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to evaluate.  It is also a reason behind this process of neighborhood involvement 

to where all points of view can be heard.  
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To:           Troy Bliss, Sr. Planner; Robert Paulsen, Current Planning Manager; Beverly Walker, 
Secretary for Planning Commission  

CC:           Mayor Cecil Gutierrez; Councilwoman Joan Shaffer; Councilman Phil Farley; Noreen 
Smyth, Sr. Planner; Karl Barton, Sr. Planner; Rick Ellinger, Reserve HOA President 

From:      John Lesmeister 
Date:       March 8, 2015 
Subject:  Comments Regarding the Preliminary Development Plan Proposed for The Ridge at 

Mariana Butte, Mariana Butte 27th Subdivision 
 
I live in the St. Andrews subdivision which is 1-2 blocks from the proposed Ridge at Mariana 
Butte development and have carefully reviewed the Site/Landscape Plan and Architectural 
Elevations for the development.   
 
It appears to me that insufficient consideration has been given to several aspects of the 
proposal.  I urge personnel in the City’s Current Planning Division and members of the Planning 
Commission to consider the following comments and obtain appropriate modifications as 
requirements for approval of the development.   
 
1.  The nearby neighborhoods (The Reserve and St. Andrews at Mariana Butte) consist of 
houses with market values of about $400,000 to $1,000,000.  Those developments were 
designed with lot sizes of 10,000–15,000 sq. ft., no fences between yards or other demarcation 
of lot lines, no outside storage sheds or trash containers, open space, restrictions regarding roof 
materials, and restrictions regarding other architectural and landscaping features that create an 
aesthetically appealing neighborhood.  The proposed development does not appear to be 
compatible with the existing neighborhood. 
 
The proposed lot sizes range from 5338 sq. ft. to 14,444 sq. ft. with an average of 8,687 sq. ft.  
Only 13 of the 57 lots (22.8%) are larger than 10,000 sq. ft.  The remaining 44 lots (77.2%) 
average 8,008 sq. ft.  Sixteen of the 57 lots (28.0%) are less than 7,000 sq. ft. and average 
6,206 sq. ft.  Such small lots with only 5-foot side setbacks are not compatible with the 
adjacent neighborhood or with what one might expect to be part of a world-class golf course 
community.  
 
2.  The houses previously constructed by Midtown Homes in Fort Collins, Greeley and Loveland 
have been valued at about $200,000 to $350,000 and are not of comparable quality or 
appearance to those in the neighborhood adjacent to the proposed development.  During the 
past 20 years, developers along Rossum Drive southward toward West 1st Street have 
attempted to maintain high quality construction standards and house values that blend with and 
enhance the appearance of the existing and adjoining neighborhoods.  It would seem 
appropriate that the proposed development project should do the same.  
 
3.  The houses along Rossum Drive in Blocks 1 and 2 appear to have the backyards facing the 
road.  The backyards will likely not be very attractive relative to the front yards of all of the 
other houses along the entire remaining length of Rossum Drive southward through the 
adjacent neighborhoods.  Direct entry of lots facing Rossum Drive would seem more 
appropriate and compatible with the adjacent neighborhood.   
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4.  Many bicyclists ride on Rossum Drive and many people walk on the current sidewalk year-
round.  The proposed development may result in about 60-100 more cars on Rossum Drive 
each day which will have a significant adverse effect on the safety of cyclists, pedestrians and 
vehicle users.  Therefore, it is essential to provide adequate bike lanes (as required by law) and 
sidewalk space along Rossum Drive to assure public safety.  
   
5.  This area is a golf course community.  The existing wide sidewalk that exists along Rossum 
Drive allows safe access of golf course maintenance equipment and golf carts onto the golf 
course.  A safe, off-road route to and from the golf course that accommodates golf carts needs 
to be provided.    
 
6.  The golf course pedestrian crossing at the north end of the proposed development will 
become more hazardous as the volume of traffic increases on Rossum Drive.  Some type of 
traffic slowing devices may be necessary at both ends of the proposed development to assure 
the safety of all users.   
 
7.  The increased traffic to and from the area and recent permanent closure of Cedar Valley 
Drive to County Road 23H may necessitate placement of a traffic light at the junction of 
Rossum Drive and West Eisenhower Boulevard.  The speed and volume of east bound traffic 
coming around the bend just west of that junction will create a greater traffic safety problem 
than it already is.  
 
8.  Notes on the Site/Landscape Plan indicate a requirement of 3 trees per 100 linear feet along 
Rossum Drive throughout the proposed development. This number of trees may create line-of-
sight issues for drivers and cyclists as they near the two proposed intersections within the  
proposed development.  Too many trees may also result in shading of the roadway during 
winter snow storms which will make the sloping roadway even more hazardous than it already 
is during the winter months.   
 
9.  Parking along Rossum Drive or on the relatively narrow internal streets of the proposed 
development should not be allowed except in the Nicklaus, Jones and Palmer Court parking 
islands. 
 
10.  Management of drainage appears to be inadequate.  The proposed roads and buildings will 
significantly reduce ground surface area for absorption of precipitation.  Runoff from the large 
sloped area on three sides of the proposed development now flows through existing gulches 
and down ditches on both sides of Rossum Drive to the Big Thompson River.  Such ditches do 
not appear to exist on the Site/Landscape Plan.  Directing the flow of water off Rossum Drive is 
especially important during winter months.  Furthermore, compaction and special engineering 
may be required to assure the structural integrity of houses built on top of recently deposited 
(and therefore unsettled) fill dirt in the existing gulches.   
 
11.  The proposed development covers a major wildlife corridor from the Big Thompson River 
up through the golf course, the Reserve and St. Andrews subdivisions and southward to 
Boedecker Lake.  Herds of 25-50 elk, groups of 5-10 deer, foxes, raccoons, and an occasional 
bobcat and bear pass through the area.  Deer frequently move up from the river at night to bed 
down in the open space area behind my house in Block 2 of the St. Andrews subdivision and 
move back to the river in the early morning hours.  The fence surrounding the proposed 
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development and interior fences will severely restrict the movement of wildlife and may force 
them to walk on Rossum Drive more than they already do.  The result may be creation of a 
public safety hazard.  
 
The general notes on the Site/Landscape Plan do not specify the type of fence construction 
materials which may be used.  None of the houses in the adjacent Reserve subdivision have 
interior fences.  A few lots in the St. Andrews subdivision do have black, wrought iron fences 
with standardized material and construction requirements.  Fences are not allowed at houses 
which back onto the open space in the St. Andrews subdivision.  Wooden fences are not 
allowed in either the Reserve or St. Andrews subdivisions.  None of the houses along Rossum 
Drive from West Eisenhower Boulevard south to West 1st Street have fences other than black 
wrought iron fences.  Therefore, wood or vinyl fences on the perimeter of the proposed 
development or between houses would certainly not be compatible with the adjacent 
neighborhoods. 
 
12.  There should be a homeowners association and covenants with requirements similar to the 
adjacent subdivisions that assure maintenance of the quality and value of the homes and the 
neighborhood.  Poorly written covenants with inadequate enforcement can be the beginning of 
neighborhood blight and lower property values.   
 
13.  Control of use of the proposed swimming pool by key card rather than touchpad or cipher 
locks whose codes can easily become common knowledge beyond the neighborhood might 
prevent the pool from essentially becoming a public recreation site with insufficient parking and 
excessive noise.  Also, adequate patrol during the evenings may be required to avoid fence 
jumping by teenagers and swim parties.   
 
14.  Muted neutral house colors should be required to better blend with the existing 
neighborhood.   
 
15.  It appears that little if any consideration was given to the safety hazard of errant golf balls 
striking houses and people along the east side of the proposed development.  Some residents 
along the south side of the St. Andrews subdivision currently experience continual structural 
damage to house siding and windows from errant golf balls. Such damage and hazards to 
safety will likely be even worse for houses in Blocks 2 and 3 of the proposed development.  It 
might be appropriate to delete Block 3 houses from the Plan and require a longer set back from 
the property line on the east side of the proposed development.   
 
Failure to adequately deal with all of the above described concerns will likely contribute to a 
decline in the aesthetic appeal, public safety and value of homes in the adjacent neighborhoods 
and in the proposed development itself over time.  In general, I would prefer that the proposed 
development have larger lots and fewer houses without interior or perimeter fences along with 
higher quality and value houses that are more compatible with those in the adjacent 
neighborhoods.  Your careful consideration of the above described concerns will be appreciated. 
 
John Lesmeister 
5174 Stoneridge Drive 
Loveland, Colorado 80537 
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LOT 1
10,645 sf

LOT 1
10,808 sf

LOT 5
8,150 sf

LOT 1
8,729 sf

LOT 2
8,833 sf

LOT 2
8,810 sf

LOT 6
8,087 sf

LOT 2
11,590 sf

LOT 3
11,349 sf

LOT 3
12,428 sf

LOT 3
10,788 sf

LOT 7
10,299 sf

LOT 4
12,083 sf

LOT 4
10,335 sf

LOT 4
7,988 sf

LOT 8
17,342 sf

LOT 5
10,842 sf

LOT 5
8,866 sf

LOT 5
8,492 sf

LOT 9
14,496 sf

LOT 6
12,676 sf

LOT 6
11,698 sf

LOT 10
12,502 sf

LOT 7
9,122 sf

LOT 7
15,434 sf

LOT 6
11,115 sf

LOT 8
9,438 sf

LOT 8
12,866 sf

LOT 7
12,478 sf

BLOCK 2
LOT 1

10,163 sf

LOT 8
9,990 sf

BLOCK 5

BLOCK 3

BLOCK 4

BLOCK 4

BLOCK 1

BLOCK 6
LOT 1

8,699 sf

LOT 1
8,614 sf

LOT 2
8,614 sf

LOT 3
8,250 sf

LOT 4
8,525 sf

LOT 9
10,745 sf

LOT 10
9,687 sf

LOT 9
10,445 sf

LOT 12
9,324 sf

LOT 10
12,040 sf

LOT 11
10,259 sf

LOT 11
9,532 sf

LOT 12
9,301 sf

LOT 13
8,685 sf

LOT 14
9,283 sf LOT 15

9,197 sf

LOT 16
11,578 sf
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PROJECT
SITE

MARIANA BUTTE GENERAL DEVELOPMENT PLAN
LAND USE TYPE MIXED RESIDENTIAL
USES ALLOWED SINGLE FAMILY HOMES, BLOCKS 1,2,3,4, AND 6 MAXIMUM

PATIO HOMES, BLOCK 5
BUILDING HEIGHT 35'

EXISTING ZONING PUD RESIDENTIAL
PROPOSED ZONING PUD RESIDENTIAL

GROSS AREA 15.655 AC. (681,963 SF)
RIGHT-OF-WAY 2.337 AC. (101,763 SF)
NET AREA 13.320 AC. (580,200 SF)

NUMBER OF UNITS 48 DU
GROSS DENSITY 3.07 DU/AC
NET DENSITY 3.60 DU/AC

OPEN SPACE 2.337 AC. (78,318 SF)
OPEN SPACE PERCENT 11.5%

MAXIMUM BUILDING HEIGHT (PER GDP) 35'

MINIMUM LOT SIZE 7,988 SF
MAXIMUM LOT SIZE 17,342 SF
AVERAGE LOT SIZE 10,443 SF

LAND USE TABLE

VICINITY MAP SCALE: 1"=1500'

OVERALL DEVELOPMENT DESIGN CONCEPT

STORM DRAINAGE

LANDSCAPING/FENCING

IMPLEMENTATION

The Ridge subdivision is the development of one of the last remaining internal parcels of the Mariana Butte General
Development Plan.  Surrounded by the golf course, the single family detached development implements the intended
purpose of Tracts R and S in the GDP.

Edge Treatment:
The development is bordered by the Mariana Butte Golf Course on three sides.  The north side is elevated and will
overlook the course.  The south edge is along the fairway and will be bordered by an ornamental fence for separation
from the course.  The west edge borders existing houses.

Local Streetscape:
Along streets, lots shall be planted with a minimum of one street tree per lot frontage.  The bufferyard concept for this
development is a secondary row of trees along Rossum, providing a dense tree canopy along the collector road.  A
variety of street tree species shall be used throughout the development for visual interest and horticultural stability, thus
creating a canopy effect as the project matures.  The homebuilder of each lot shall install the private yard street trees
before the issuance of the Certificate of Occupancy or shall be responsible for posting proper financial security as
required by the city of Loveland, for required trees.

Common Areas/Open Space:
The Open Space areas shall include native grasses and xeric plantings and shall be incorporated into the detention
areas and outlots.

There are corners of the property that will be deeded to the golf course and landscaped according the their
requirements.  Common open space areas, fences, landscape within the public right-of-way, and entry features shall
be planted and irrigated by the developer and maintained by a common Homeowners Association.

Fencing:
Fencing is not allowed in the development with exception of a barrier fence that will be provided by the developer to
prevent access to buffer outlots.

PUBLIC AND PRIVATE UTILITIES
POLICE City of Loveland
FIRE AND RESCUE City of Loveland
SCHOOLS Thompson School District RJ2

PUBLIC FACILITIES PROVIDERS
WATER City of Loveland

Service - 12" water line along Rossum Drive will be the primary
source of the looped water services within the development.

SEWER City of Loveland
Service - Sewer lines will be tied into existing manholes in the
northwest portion of the site.

ELECTRIC City of Loveland
Service - Service exists along Rossum Drive and will be extended
along the new streets.

GAS Xcel Energy Service - Service exists along Janus Drive and will be
extended along the news streets.

TELEPHONE Century Link
Service - Service exists along Rossum Drive and will be extended
along the new streets.

On-site storm drainage will be routed to the proposed detention ponds in the development.  Conveyance will be
accomplished via a system of surface swales, roadways, inlets, and subsurface piping.

A declaration of covenant, controls and restrictions shall govern the Single Family Detached portion of the The Ridge at
Marniana Butte Subdivision.  There also exists a master declaration of covenant, controls and restrictions that shall
govern the entire Mariana Butte Subdivision and shall outline the sharing of common open space and recreational
amenities.

The project is proposed to be built in four phases and take approximately 2 years for full build out.

Approved this            day of                          , 20         by the City Attorney

Approved this            day of                          , 20         by the City Engineer

of the City of Loveland, Colorado.

of the City of Loveland, Colorado.

City Attorney

City Engineer

Current Planning Manager

Manager of the City of Loveland, Colorado.
Approved this            day of                          , 20         by the Current Planning

OWNERS CERTIFICATION

SHEET INDEX
SHEET 1 COVER SHEET

SHEET 2-4 SITE/LANDSCAPE PLANS

SHEET 5-7 ARCHITECTURAL ELEVATIONS

SIGNATURES AND APPROVALS

By: ______________________________________________    Date: __________________________________

OWNER: Midtown Homes at Mariana Butte, LLC.

Title: ______________________________________________    

COUNTY OF LARIMER )

The foregoing instrument was acknowledged before me this _____ day of__________________, 20_____,

by________________________________________________

Signature of Notary: ____________________________

My commission expires: _________________________

address:  ________________________________

city, state, zip: ____________________________

STATE OF COLORADO)

                                   ) ss.

Notary Seal

By: ______________________________________________    Date: __________________________________

LEIN HOLDER

Title: ______________________________________________    

COUNTY OF LARIMER )

The foregoing instrument was acknowledged before me this _____ day of__________________, 20_____,

by________________________________________________

Signature of Notary: ____________________________

My commission expires: _________________________

address:  ________________________________

city, state, zip: ____________________________

STATE OF COLORADO)

                                   ) ss.

Notary Seal

Approved this            day of                          , 20         by the City Parks and Recreation 
Department of the City of Loveland, Colorado.

Parks and Recreation Department

CONDITIONS OF APPROVAL 
1. Multiple rear axle construction traffic for the project shall access the site from Highway 34.

2. In the event of a flood that prevents access from Highway 34, multiple rear axle construction traffic shall be
suspended for up to 30 days.

3. No structures shall be allowed within 25' of Rossum Drive flowline.

TRANSPORTATION CONDITIONS OF APPROVAL 
1. All public improvements shall comply with the Larimer County Urban Area Street Standards (LCUASS).

2. The Developer agrees to acquire and dedicated, at no cost to the City, any rights-of-way necessary for the
required street improvements associated with this development.

3. Prior to the issuance of any building permits within the Ridge at Mariana Butte Twenty Seventh Subdivision,
pursuant to the provisions in Section 16.40.010.B of the Loveland Municipal Code, the Developer shall design
and construct all street improvements per phasing diagram as shown in the City approved Public Improvement
Construction Plans (including curb, gutter and sidewalks) unless already designed and constructed by others.

4. All landscape and irrigation improvements in the roundabout are to be maintained by the HOA in perpetuity.
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11' TREE LAWN
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WALLS (209 LF) PROPOSED

CART PATH
REALIGNMENT

PARKING, TYP.

9'
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'

19'

9'

PARKING,
TYP.

19'

9'

BIG THOMPSON RIVER
100-YEAR FEMA FLOODWAY

BIG THOMPSON RIVER
100-YEAR FEMA FLOODPLAIN

LOT 10

PARKING,
TYP.

MONUMENT
SIGN

MODULAR BLOCK
RETAINING WALL,

(165 LF)
EXISTING 8' CONCRETE SIDEWALK

PROPERTY LINE

MODULAR BLOCK
RETAINING WALL, (325 LF)

MODULAR BLOCK
RETAINING WALL (139 LF)

BARRIER FENCE

MONUMENT
SIGN, TYP.

MODULAR BLOCK
RETAINING WALL (229 LF)

MODULAR BLOCK
RETAINING WALL (82 LF)

MODULAR BLOCK
RETAINING WALL (354 LF)

MODULAR BLOCK
RETAINING WALL (336 LF)

BOULDER RETAINING
WALL (47 LF)

MODULAR BLOCK
RETAINING WALL (330 LF)

MODULAR BLOCK
RETAINING WALL (28 LF)

BLOCK 4

BLOCK 5

LOT 1
BLOCK 6

BLOCK 1

10' SIDE SETBACKS,
TYPICAL LOTS 1-8, BLOCK 1

9' TREE LAWN
5' SIDEWALK
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TRACT F

BLOCK 4

BLOCK 5
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OUTLOT C

OUTLOT A

OUTLOT A

OUTLOT B

7.5' SIDE SETBACKS, TYPICAL
LOTS 2-8, BLOCK 3

0' SIDE SETBACK,
LOTS 1, BLOCK 3

6' CONCRETE WALK

7.5' SIDE
SETBACKS,

TYPICAL
BLOCK 3

10' SIDE YARD
SETBACK

7.5' SIDE SETBACKS,
TYPICAL BLOCK 4

25' ROSSUM
SETBACK, TYP.

10' SIDE YARD
SETBACK

10' SIDE SETBACKS,
TYPICAL LOTS 9-16,

BLOCK 1 7.5' SIDE YARD
SETBACK

14' POSTAL
AND UTILITY

EASEMENT

FIRE HYDRANT, TYP.

EXISTING FIRE
HYDRANT

OUTLOT D

0' 25' 50' 100'

PHASE 1

PHASE 2

PHASE 3

PHASE 4

PHASING DIAGRAM
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NATIVE SEED, TYP.

NATIVE SEED, TYP.

EXISTING
CONTOURS, TYP.

PROPERTY LINE

2 PO DE

3 TI CO

2 QU BU

4 QU BU

2 GL TR

3 TI CO

3 QU BU

2 PO AC

5 PI ED

3 QU MA

5 TI CO

2 QU MA

2 QU BU

4 TI CO

5 GL TR

3 GL TR

3 QU MA

3 TI CO

2 SA AM

3 SA AM

3 PO AC

4 GL TR

4 GL TR

5 QU MA

SEE SHEET S4 FOR
ENLARGEMENT

SEE SHEET S4 FOR
ENLARGEMENT

5 PT TR
46 CA BR

4 PT TR
5 JU CO

27 CA BR

5 PI GL

33 CA BR

3 GL TR

6 TI CO

4 PR BE

4 DA CM

8 DA CM

7 CA KF

6 CA KF

4 CA AC

8 CA AC

5 PI MO

4 PI GL

7 PI MO

6 CO IS

5 CO AR

5 CA BM

9 LI LO

8 CA BM

5 LI LO

7 VI OP

9 SP GO

4 SP GO

7 RO NW

4 SP GO

4 GL TR

5 QU MA

5 QU MA

3 SP GO

12 CH NA

6 RH TR

NEW CONTOURS,
TYP.

EDGER, TYP.

EDGER, TYP.

5 TI CO
3 GL TR

2 QU BU

2 GL TR

1 QU MA

2 QU MA

3 PT TR

5 PI GL

5 DA CM
8 VI OP

3 PR PB

5 CO AR

9 CA AC

8 RO NW

6 QU BU

3 TI CO

3 PT TR

4 DA CM
7 RO NW

8 CA KF

8 LI LO
4 DA CM

10 SP GO

7 CO AR
6 PR BE

6 PI MO

30 CA BR

5 JU BC

3 JU CO

7 CA KF

SEE SHEET S4 FOR
ENLARGEMENT

IRRIGATED
TURF, TYP.

IRRIGATED
TURF, TYP.

IRRIGATED
TURF, TYP.

31 RH TR

7 CH NA

BIG THOMPSON RIVER
100-YEAR FEMA FLOODWAY

BIG THOMPSON RIVER
100-YEAR FEMA FLOODPLAIN

7 CH NA
27 RH TR

5 UL AC M
MITIGATION TREES

FIRE HYDRANT,
TYP.

FIRE HYDRANT,
TYP.

FIRE HYDRANT,
TYP.

FIRE HYDRANT,
TYP.

FIRE HYDRANT,
TYP.

EXISTING FIRE
HYDRANT

IRRIGATION
METER

0' 25' 50' 100'

DECIDUOUS TREES

LEGEND

ORNAMENTAL TREES

EVERGREEN TREES

SHRUBS

DECIDUOUS TREES BY OWNER,
(TO BE INSTALLED WITH
FRONT YARD LANDSCAPE)

IRRIGATED TURF

NATIVE SEED
(20%) Slender Wheatgrass
(20%) Bluebunch Wheatgrass
(15%) Western Wheatgrass
(10%) Thickspike Wheatgrass
(10%) Blue Grama
(10%) Sideoats Grama
(10%) Annual Ryegrass
(5%) Indian Ricegrass

PLANT LIST

WETLAND SEED
(20%) Switchgrass
(15%) Prairie Cordgrass
(15%) Canada Wildrye
(10%) Alcali Sacaton
(10%) Western Wheatgrass
(10%) Bottlebrush Squirreltail
(10%) Green Needlegrass
(10%) Inland Saltgrass

BUFFERYARD CALCULATIONS

Deciduous Trees
Symbol Botanical Name Common Name Size Root Quantity

GL TR
Gleditsia triacanthos inermis
'Shademaster'

Shademaster Honeylocust 2" Cal. BB 27

PO AC Populus acuminata Lanceleaf Cottonwood 2" Cal. BB 5
PO DE Populus deltoides 'Siouxland' Siouxland Poplar 2" Cal. BB 2
QU BU Quercus buckleyi Texas Red Oak 2" Cal. BB 18
QU MA Quercus macrocarpa Bur Oak 2" Cal. BB 25
SA AM Salix amygdaloides Peach Leaf Willow 2" Cal. BB 5
TI CO Tilia cordata 'Prestige' Prestige Linden 2" Cal. BB 31
UL AC M Ulmus 'Morton' accolade Accolade Elm 2.5" Cal. BB 5

Evergreen Trees
PI ED Pinus edulis Pinon Pine 6' Ht. BB 5

Deciduous Shrubs
CH NA Chrysothamnus nauseosus albicaulus Tall Blue Rabbitbrush 5 Gal. Cont. 37
PR BE Prunus besseyi Western Sand Cherry 5 Gal. Cont. 10
PR PB Prunus besseyi "Pawnee Buttes" Creeping Western Sand Cherry 5 Gal. Cont. 3
CA BM Caryopteris x clandonensis 'Blue Mist' Blue Mist Spirea 5 Gal. Cont. 13
CO IS Cornus sericea 'Isanti' Insanti Dogwood 5 Gal. Cont. 11
CO AR Cornus sericea Arctic Fire Arctic Fire Dogwood 5 Gal. Cont. 17
DA CM Daphne x burkwoodi 'Carol Mackie' Carol Mackie Daphne 5 Gal. Cont. 30
LI LO Ligustrum vulgare 'Lodense' Lodense Privet 5 Gal. Cont. 25
RH TR Rhus trilobata Three Leaf Sumac 5 Gal. Cont. 11
RO NW Rosa x 'Nearly Wild' Single Pink Shrub Rose 5 Gal. Cont. 43
SP GO Spiraea japonica 'Goldflame' Goldflame Spirea 5 Gal. Cont. 30
VI OP Viburnum opulus 'Nanum Dwarf European Cranberrybush 5 Gal. Cont. 15

Ornamental Trees
PT TR Ptelea trifoliata Newport Plum 1.5" Cal. BB 18

ORNAMENTAL GRASSES
CA AC Calamagrostis x acutiflora 'Overdam' Variegated Reed Grass 5 Gal. Cont. 53
CA BR Calamagrostis brachytricha Korean Feather Reed Grass 5 Gal. Cont. 136
CA KF Calamagrostis acutiflora 'Karl Forester' Feather Reed Grass 5 Gal. Cont. 41
HE SE Helictotrichon sempervirens Blue Avena Grass 5 Gal. Cont. 49
PE AL Pennisetum alopecuroides 'Hameln' Dwarf Fountain Grass 5 Gal. Cont. 57

PERENNIALS AND GROUNDCOVERS
CE RU Centranthus ruber Jupiter's beard 5 Gal. Cont. 59
CE TO Cerastium tomentosum Snow-In-Summer 5 Gal. Cont. 42
CO MO Coreopsis verticillata 'Moonbeam' Moonbeam Coreopsis 5 Gal. Cont. 15
HE FU Hemerocallis fulva Orange daylily 5 Gal. Cont. 57
NE WL Nepeta x faassenii 'Walkers Low' Walker's Low Catmint 5 Gal. Cont. 43

EVERGREEN SHRUBS
JU BC Juniperus horizontalis 'Blue Chip' Blue Chip Juniper 5 Gal. Cont. 28
JU CO Juniperus communis Common Juniper 5 Gal. Cont. 9
PI GL Picea pungens 'Globe' Dwarf Globe Green Spruce 5 Gal. Cont. 14
PI MO Pinus mugo 'Mops' Miniature Mugo Pine 5 Gal. Cont. 18

Bufferyard Along Rossum Drive Calculations- NORTH SIDE

Rossum Drive, Double Frontage Lots = Type D

Length = 640ft

Plant Type
Plants Required
per 100 LF. *

Required Provided

Canopy Trees 5 32 29

Flowering Trees or
Large Shrubs 5 32

7 Flowering Trees +
27 Large Shrubs

Shrubs & grasses 43.75 280 234

Evergreens/Conifers or
5x Shrubs

3.75 24 or 120 Shrubs 45 Shrubs

* Plant quantities have been increased by a 1.25 plant multiplier which is based on the planting
buffer width of 10'.

Bufferyard Along Rossum Drive Calculations- SOUTH SIDE

Rossum Drive, Double Frontage Lots = Type D

Length = 630ft

Plant Type
Plants Required
per 100 LF. *

Required Provided

Canopy Trees 5 31.5 12

Flowering Trees or
Large Shrubs 5 31.5

8 Flowering Trees +
3 Large Shrubs

Shrubs & grasses 43.75 276 148

Evergreens/Conifers or
5x Shrubs

3.75 24 or 118 Shrubs 11 Shrubs

* Plant quantities have been increased by a 1.25 plant multiplier which is based on the planting
buffer width of 10'.

1. All fences, walls and similar structure shall be maintained in good condition. Chipped
paint, missing fence pieces, leaning or fallen portions of a fence, other signs of
deterioration shall immediately be replaced or repaired.

2. Install all trees with the city of Loveland street tree guidelines.
3. Contractor is responsible to warranty all material installations for 1 year from date

substantial completion.
4. Shrub beds shall be mulched with a 3" thick layer of rock mulch over weed fabric.
5. Provide a 3' dia. cedar wood mulch ring around  proposed trees.
6. Trees shall not be planted closer than 10 feet of existing or proposed undergound utility

lines.
3. Shrubs shall not be planted closer than 5 feet of existing or proposed undergound utility

lines.
4. Trees and shrubs shall be irrigated with an automatic underground drip irrigation system.

Irrigated turf areas shall be irrigated with an automatic underground sprinkler irrigation
system.  Native seed areas shall be irrigated by quick coupler devices installed in the
adjacent drip irrigation system which will allow sprinklers to be attached on an as needed
basis.

5. All areas which are landscaped with live plants shall be equipped with a watering system
which will provide sufficient water to maintain plants in a healthy condition.

5.1. Trees and shrubs shall be irrigated with an automatic underground drip irrigation
system.

5.2. Irrigated turf areas shall be irrigated with an automatic underground sprinkler
irrigation system.

5.3. Native seed areas shall be irrigated by quick coupler devices installed in the
adjacent drip irrigation system which will allow sprinklers to be attached and utilized
for the establishment of the native seed and during drought conditions.

5.4. All irrigation systems should be maintained in good working condition.
6. Soil amendments (including organic matter and fertilizers) that are appropriate for the

intended plant materials, design of the site and soil conditions should be selected and
used. Soil should be tilled and amendments incorporated to a minimum depth of 6
inches. The following schedule specifies the minimum soil amendment requirements per
1,000 square feet of landscape area:

6.1. Bluegrass and High-Water Plantings: 3 cubic yards
6.2. Shrubs, Perennials and Moderate to Low-Water Plantings: 2 cubic yards
6.3. Dryland and native grassland re-establishment areas: no required treatment

7. Work within the existing ROW on Rossum Drive will require a ROW work permit and
pedestrian signage for hte temporary closure of the sidewalk/bike lane.

NOTES

DECIDUOUS TREE TO BE SIZED
PER MITIGATION REQUIREMENTS
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MONUMENT SIGN

ROSSUM DRIVE

(EXISTING)

SAND HILLS CIRCLE

5 HE SE

4 HE SE

15 CE TO
3 CE RU

3 CA KF

1 JU CO

EDGER, TYP.

6 CO MO
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ER CIRCLE

10 JU BC5 DA CM

5 JU BC

5 JU BC

7 RO NW

3 PT TR

11 PE AL

14 PE AL

15 PE AL

18 CE RU

17 CE RU

15 CE RU

15 NE WL

14 NE WL

17 PE AL
14 NE WL

21 CA AC

11 CA AC

17 HE SE

18 HE FU

15 HE FU

24 HE FU

4'
-8

"

13'-6"

3'-4"

3'
-4

"

2'
-7

"

5'-4
5
8
"

2" THICK BUFF SANDSTONE PANELS,
SANDBLAST AND STAIN LOGO

4" THICK BUFF SANDSTONE CAP
ASHLAR SANDSTONE WALL

6" THICK BUFF SANDSTONE CAP
3' X 3' COLUMN

3" THICK BUFF SANDSTONE CAP

3'
-4

"

6'-5"

3'

ELEVATION

TOP VIEW

3' X 3' COLUMN

12''
MIN.
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C
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O

F 
W
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H
EI

G
H

T 
PE

R 
C

IV
IL

B.W.

6'
'

6'
'

M
IN

.

T.W.

12''

1''

DRY LAID LYONS RED SANDSTONE
RETAINING WALL, MIN. 1 TON
STONE SIZE, BATTER FACE AS
SHOWN

12" MIN. GRANULAR FILL

4" PERFORATED PVC DRAINAGE
TILE WRAPPED IN FILTER FABRIC

6" MIN. COMPACTED
SAND AND GRAVEL

COMPACTED
SUBGRADE/BACKFILL

HOLD FINISHED GRADE TO 1"
BELOW TOP OF CAP, TYPICAL

FINISHED
GRADE

2'
MIN.

1" - 11
4"

8"

8" MIN. LOW PERMEABLE SOIL

CAP UNIT

CONCRETE WALL UNIT

H
EI

G
H

T 
PE

R 
C

IV
IL

FINISH GRADE

12" MIN. GRANULAR FILL
4" PERFORATED PVC DRAINAGE TILE
WRAPPED IN FILTER FABRIC

6" MIN. COMPACTED
SAND AND GRAVEL

COMPACTED
SUBGRADE/BACKFILL

6"

BLOCK SHALL BE KEYSTONE
CONCRETE STANDARD UNIT

4'

10
"

2'

1'-2"
MIN.

3"

6"

3'
 M

IN
.

6''x6'' CEDAR POST, STAINED, 8' O.C.

(2) 2''x6'' CEDAR RAILS

FINISHED GRADE

CONCRETE FOOTING
SLOPE TOP OF FOOTING
AWAY FROM POST,
AS SHOWN

2'' CEDAR RAILS

NOTE: POSTS SHALL BE
MORTARED TO ACCEPT RAILS

6"

3"

2"

DECORATIVE POST CAP

3"
1"

7 HE SE

10 CA KF
5 CO IS

16 HE SE

8 RO NW
3 LI LO

3 JU BC

27 CE TO

9 CO MO

6 CE RU

BARRIER FENCE

WEST MONUMENT SIGN ENLARGEMENT ROUNDABOUT ENLARGEMENT 

SCALE: 3/4" = 1'-0"

SCALE: 1:10 SCALE: 1:20

MONUMENT SIGN
SCALE: 1/4"=1'-0"

MODULAR BLOCK WALL
SCALE: 3/4" = 1'-0"

BOULDER RETAINING WALL
SCALE: 3/4" = 1'-0"

*SEE SHEET S2 FOR GENERAL NOTES & S3 FOR TREE LABELS AND PLANT LIST *SEE SHEET S2 FOR GENERAL NOTES & S3 FOR TREE LABELS AND PLANT LIST

EAST MONUMENT SIGN ENLARGEMENT
SCALE: 1:10
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ARCHITECTURE
1. Overall Concept:
The following design and architectural standards have been prepared to insure that the goals and vision are realized
for properties in the planned community known as The Ridge at Mariana Butte.  The design and architectural standard
are designed to establish and maintain a quality community appearance, assure compatibility, direct character and
form, and enhance value.

The architectural character of the homes is intended to reflect regional character with a variety of interesting and
compatible relationships of form, texture and style.  Additionally, economic factors, environmental concerns, and
construction practices prevalent in the industry are important influences.  The design and architectural standards are
intended to promote a high level of design quality and to assure compatibility between residential products within the
community.  Together, these key components comprise an essential part of the Mariana Butte image.

2. Setbacks:
Typical minimum setbacks:

Front Yard Side Yard Corner Side Yard Rear yard
14' VARIES SEE PLAN 14' 6'
20' - Garage door

2.1. Front setbacks shall be measured from the back of walk to face of principal structure, or face of garage,
whichever is closer.

2.2. Regardless of minimum setback requirements, clear driveway length for homes with front access garages
shall not be less than 20' as measured from the face of the garage to back of walk.

2.3. Minor architectural features  which do not exceed 2' in overall projection from the principal structure and 10'
overall maximum length (i.e. roof overhangs, fascias, eaves, fireplaces, bay window, cantilevered walls, etc.)
area allowed to encroach into an easement regardless of setback requirements.

2.4. Minor architectural features which do not exceed 2' in overall projection from the principal structure and 10'
overall maximum length (i.e. roof overhangs, fascias, eaves, fireplaces, bay window, cantilevered walls,
counterforts, etc.) are allowed to encroach into the setbacks and easements.  At no time shall the eave to
eave distance between structures be less than 6'.

3. Height Limits
Height limits shall be as set forth in the Mariana Butte GDP.  The height limit for the Single Family Detached units shall
be 35 feet.

Building height shall be calculated as defined by the City of Loveland Municipal Code.

4. Parking
On street parking will be permitted on minor collector and residential local streets and shall be the primary source of
guest parking.

5. Garages & Elevations
Garage doors shall be painted the same color as most of the dwelling, not a contrasting color.  Garages in this
neighborhood shall reflect the architectural character of the housing units.  Garage doors visible as part of the front
elevations shall not comprise more than fifty percent (50%) of the ground floor street-facing linear Building Frontage.
Corner lots are exempt from this condition.

Garage doors that are visible as part of front building elevations may extend forward of either the living portion of the
house or the front of a covered porch a maximum of 4' provided the front elevation of the house includes a front porch
that is a minimum of 6' wide.

Driveways that taper to narrow at the street curb shall be allowed if the driveway is of sufficient length to allow vehicles
to park in the driveway without blocking access to other garage doors.

No two elevations shall be directly next to one another.

6. Materials
Exterior surfaces shall blend and be compatible with the community.  Use of brick, wood, stucco and stone is preferred.
Exposed concrete blocks, painted concrete, multicolored masonry, mirrored glass, prefabricated metal buildings,
simulated brick, unnatural brick tones, and silver finish aluminum doors and windows are not acceptable.

Roofing materials, windows, building materials and finish, will be coordinated to achieve a cohesive and unified
appearance.

Rear and side elevations of structures will be detailed to provide visual interest and avoid unattractive views from
adjacent streets.

7. Colors
The color of exterior materials will generally be subdued to blend with the colors of the natural landscape or be rich
toned to compliment the architecture.  Generally, muted or deep color tones are recommended, although occasionally
accent colors used judiciously and with restraint may be allowed.  Use of highly chromatic or "bright" colors is to be
avoided.

8. Windows
Vinyl windows shall be required.  No metal windows shall be permitted.

9. Roof
The roof shall be constructed of asphalt, composition, clay or concrete tile, slate, or other roofing materials permitted
by the City of Loveland.

10. Miscellaneous
Eaves and Overhangs:  Eaves and overhangs shall be a minimum of 1' and a maximum of 2', to create noticeable
shadows and reduce summer sunlight of windows while permitting winter sunlight to pass under.

Vents:  Building projections including, but not limited to, chimney flues, vents, gutters, down spouts, porches, railings,
and exterior stairways shall match the color of the surface from which they project or shall be of an approved
complementary color.  Roof-mounted and wall-mounted building vents and flies shall be located, to the maximum
extent possible on the non-street side of the residences.  Vents are to be painted to blend with the wall color roofing
from which they entered.

Antennas/Satellite Dishes/Solar Panels:  One satellite dish per home is allowed.  Large satellite dishes are prohibited in
favor of the smaller 18" mini-dish varieties.  Solar panels shall be ground mounted or laid flat on the same plane as
the roof.  Solar panels shall not project above the pitch of the roof.  Exterior mounted antennas are prohibited.

ASPEN

CRESTED BUTTE

Architectural elevations shown hereon are for illustrative purposed
only and are not meant to represent every available option.
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GLENWOOD

MONTROSE

Architectural elevations shown hereon are for illustrative purposed
only and are not meant to represent every available option.
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FARMHOUSE - PLAN A

Architectural elevations shown hereon are for illustrative purposed
only and are not meant to represent every available option.

FARMHOUSE - PLAN B FARMHOUSE - PLAN C

COTTAGE - PLAN A COTTAGE - PLAN C
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 I.  INTRODUCTION 
 

This intermediate traffic impact study (TIS) is for the proposed development of 
The Ridge at Mariana Butte, located along Rossum Drive, south of US34 in Loveland, 
Colorado.  The location of this site is shown in Figure 1.   
 

This study involved the collection of data, a review of previous developments and 
studies in the area, trip generation, trip distribution, trip assignment, and the operation 
analyses of the key intersections in the area for the existing conditions and the short 
range (2017) future.  During the course of this analysis, numerous contacts were made 
with City of Loveland staff, the project planner (BHA Design), and the project developer 
(Loveland Commercial).  Since this land is within the City of Loveland, the traffic impact 
study guidelines for Loveland, as contained in the “Larimer County Urban Area Street 
Standards,” (LCUASS) were used.  An intermediate TIS was prepared based upon the 
location of the site and the trip generation. 
 

The following public street intersections were addressed in this traffic study: 
US34/Rossum-Driveway (major intersection), Rossum/East Accesses (minor 
intersection), and Rossum/West Accesses (minor intersection) intersections.  Other 
major intersections were found to be impacted by less than 10% by site generated 
traffic or were beyond one mile from The Ridge at Mariana Butte development.  
Appendix A contains the Transportation Impact Study Base Assumptions form and 
related attachments for The Ridge at Mariana Butte development.   
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II.   EXISTING CONDITIONS 
 
 
Land Use 
 

The project site is currently vacant.  The land surrounding the site consists of 
primarily residential and recreational uses.  The Mariana Butte Golf Course is to the 
south of the site.  The center of Loveland lies to the east of The Ridge at Mariana Butte 
site. 
 
 
Roads 
 

A schematic of the existing geometry at the US34/Rossum-Driveway intersection 
is shown in Figure 2.  The key public streets are US34 and Rossum Drive.  Primary 
access to the site will be via two full movement intersections along Rossum Drive.   

 
In this area, US34 is classified as a four-lane arterial street on the Loveland 2035 

Transportation Plan and a regional highway (R-A) by CDOT.  Currently, US34 has a 
two-lane cross section with auxiliary lanes at intersections.  It has a posted speed of 45 
mph in this area.  At the US34/Rossum-Driveway intersection, US34 has an eastbound 
and a westbound left-turn lane, a through lane in each direction, and an eastbound 
right-turn lane.  The US34/Rossum-Driveway intersection has stop sign control on 
Rossum Drive and the driveway. 

 
Rossum Drive is the south leg of the US34/Rossum-Driveway intersection.  

Rossum Drive is classified as a major collector street on the Loveland 2035 
Transportation Plan.  It has a posted speed of 25 mph.  A driveway is the north leg of 
the US34/Rossum-Driveway intersection.  At the US34/Rossum-Driveway intersection, 
Rossum-Driveway has northbound left-turn and northbound right-turn lane and 
southbound movements are combined into a single lane. 

 
 

Existing Traffic 
 

Recent morning and afternoon peak hour traffic counts at the US34/Rossum-
Driveway intersection are shown in Figure 3.  Raw traffic counts are provided in 
Appendix B.  Traffic data for the US34/Rossum-Driveway intersection was obtained in 
September 2014.  

 
 

Existing Operation 
 

Using the volumes shown in Figure 3, the current peak hour operation at the 
US34/Rossum-Driveway intersection is shown in Table 1.  Calculation forms for these 
analyses are provided in Appendix C.  The US34/Rossum-Driveway intersection was
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RECENT PEAK HOUR TRAFFIC Figure 3
DELICH
ASSOCIATES

The Ridge at Mariana Butte TIS, September 2014
Page 5

2/
3

2/
0

31
/2

9

4/
5

1/
0

16
/7

10/6
420/455

3/11

10/4
312/429
15/46

US34

R
os

su
m

 D
riv

e
D

riv
ew

ay

PC ATTACHMENT 7



 
DELICH The Ridge at Mariana Butte TIS, September 2014 
ASSOCIATES Page 6 

 
 
 
 
 
 
 
 
 
 
 

TABLE 1 
Current Peak Hour Operation 

Intersection Movement Level of Service 
AM PM 

US34/Rossum-Driveway 
(stop sign) 

EB LT A A 
WB LT A A 

NB LT/T C D 
NB RT B B 

NB APPROACH B B 
SB LT/T/RT C C 
OVERALL A A 
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analyzed using the unsignalized intersection techniques from the 2010 Highway 
Capacity Manual (2010 HCM).  Acceptable intersection operation is defined by the City 
of Loveland as level of service (LOS) C or better overall.  At major intersections, any leg 
can operate at level of service D and any movement can operate at level of service E.  
At minor intersections, any leg can operate at level of service E and any movement can 
operate at level of service F.  A description of level of service at unsignalized 
intersections is provided in Appendix C.  The Loveland Motor Vehicle LOS Standards 
are also provided in Appendix C.  As can be seen in Table 1, the US34/Rossum-
Driveway intersection is currently operating acceptably with existing control and 
geometry.   
 
 
Existing Pedestrians and Bicycles 
 

During the vehicular traffic counting, pedestrians and bicycles were observed.  
By observation, the number of pedestrians and bicyclists was very low.  There are no 
sidewalks along US34.  There are sidewalks on Rossum Drive, south of The Ridge at 
Mariana Butte development.  There are bike lanes on US34 and Rossum Drive. 

 
 

Accident Analysis 
 

Accident data was obtained from the Colorado Department of Transportation for 
the US34/Rossum-Driveway intersection for a five year period (1/01/09 to 12/01/13).  
There were 2 reported accidents at the US34/Rossum-Driveway intersection.  One of 
these was a turning vehicle accident and the other was with a wild animal.  The accident 
data indicates that the US34/Rossum-Driveway intersection is not a high accident 
location. 
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III.  PROPOSED DEVELOPMENT 
 

The Ridge at Mariana Butte Development is a proposed 57 single family dwelling 
unit residential development.  Figure 4 shows the site plan for The Ridge at Mariana 
Butte Development.  Primary access to the site will be via two full movement 
intersections along Rossum Drive.  It is assumed that the development will occur in the 
next 2-3 years, following approval.  The analysis year for the short range future was 
assumed to be the year 2017. 

 
 
Trip Generation 
 

Trip generation is important in considering the impact of a development on the 
existing and proposed street system.  Trip Generation, 9th Edition, ITE was used to 
estimate trips that would be generated at The Ridge at Mariana Butte.  Single Family 
Detached Housing (Code 210) was used to estimate the trip generation of the site.  As 
discussed with City staff, the trip generation was determined using the equations.  Table 
2 shows the expected trip generation to/from the site on a daily and peak hour basis.  A 
trip is defined as a one-way vehicle movement from origin to destination.  The trip 
generation resulted in 626 daily trip ends, 50 morning peak hour trip ends, and 63 
afternoon peak hour trip ends.   
 
 

 
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 Detached  57 D. U. Eq. 626 Eq. 13 Eq. 37 Eq. 40 Eq. 23 
 
 
 
Trip Distribution 
 

Trip distribution for The Ridge at Mariana Butte was estimated using the 
knowledge of the existing and planned street system, development trends, and 
engineering judgment.  Figure 5 shows the trip distribution used in the following 
analyses.  The trip distribution analysis was discussed and agreed to in scoping 
discussions.  
 
 
Traffic Assignment 
 

Traffic assignment is the product of both the trip generation and trip distribution 
processes.  Figure 6 shows the morning and afternoon site generated peak hour traffic 
at the key intersections. 
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Background Traffic Projections 
 

Background traffic projections for the short range (2017) future were obtained by 
reviewing the Loveland Transportation Plan and traffic studies from various 
developments in this area.  The traffic growth rate was assumed to be 2.0 percent per 
year along US34 and Rossum Drive.  Figure 7 shows the short range (2017) 
background peak hour traffic at the US34/Rossum intersection.   
 
 
Total Traffic 
 

The traffic volumes generated by The Ridge at Mariana Butte were added to the 
background traffic volumes to produce the total traffic volume forecasts for the short 
range (2017) future.  Figure 8 shows the short range (2017) total peak hour traffic.   

 
Table 3 shows the existing and short range (2017) link volumes for various street 

segments in the area.  Table 3 also shows the ACF volume thresholds for each street 
segment and whether that segment meets 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 3 indicates that all 
links meet the requirements of the Adequate Community Facilities Ordinance.  

 
 

Signal Warrants 
 

As a matter of policy, traffic signals are not installed at any location until such 
time that signal installation warrants are met according to the Manual on Uniform Traffic 
Control Devices.  The US34/Rossum-Driveway intersection will not meet the lower 
threshold volume for a minor-street approach for the peak hour signal warrant. 

 
 

Operation Analysis 
 
Operational analyses of the key intersections were performed using the 

techniques described in the 2010 Highway Capacity Manual.  The following 
intersections were analyzed: US34/Rossum-Driveway, Rossum/East Accesses, and 
Rossum/West Accesses intersections.  The following discussion explains the results of 
these analyses.   

 
Table 4 shows the short range (2017) background morning and afternoon peak 

hour operation at the US34/Rossum-Driveway intersection.  Calculation forms are 
provided in Appendix E.  The analysis indicated that the US34/Rossum-Driveway 
intersection will operate at acceptable levels of service during both the morning and 
afternoon peak hours with the existing geometry and control. 
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TABLE 4 
Short Range (2017) Background Peak Hour Operation 

Intersection Movement Level of Service 
AM PM 

US34/Rossum-Driveway 
(stop sign) 

EB LT A A 
WB LT A A 

NB LT/T C D 
NB RT B B 

NB APPROACH B B 
SB LT/T/RT C D 
OVERALL A A 

 
 
 
 
 

TABLE 5 
Short Range (2017) Total Peak Hour Operation 

Intersection Movement Level of Service 
AM PM 

US34/Rossum-Driveway 
(stop sign) 

EB LT A A 
WB LT A A 

NB LT/T C D 
NB RT B B 

NB APPROACH B B 
SB LT/T/RT C D 
OVERALL A A 

Rossum/East Accesses 
(stop sign) 

EB LT/T/RT A A 
WB LT/T/RT A A 
NB LT/T/RT A A 
SB LT/T/RT A A 
OVERALL A A 

Rossum/West Accesses 
(stop sign) 

EB LT/T/RT A A 
WB LT/T/RT A A 
NB LT/T/RT A A 
SB LT/T/RT A A 
OVERALL A A 
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 Table 5 shows the short range (2017) morning and afternoon peak hour operation 
at the US34/Rossum, Rossum/East Accesses, and Rossum/West Accesses 
intersections with full development of The Ridge at Mariana Butte.  Calculation forms 
are provided in Appendix F.  The analysis indicated that the key intersections will 
operate at acceptable levels of service during both the morning and afternoon peak 
hours with the existing geometry and control. 
 
 
Geometric Recommendations 
 

Figure 9 shows a schematic of the recommended short range (2017) approach 
geometry at the key intersections.  This is the existing geometry in the short range 
(2017) future.  
 
 
Bicycle/Pedestrian Facilities 
 

Bicycle lanes exist along US34 and Rossum Drive.  There are sidewalks on 
Rossum Drive, south of The Ridge at Mariana Butte development.  Sidewalks will be 
installed along The Ridge at Mariana Butte frontage.  As shown in Appendix G, there 
are two potential pedestrian destinations within 1320 feet of the site.  These are:  1) the 
residential area to the west and 2) the Mariana Butte Golf Course to the south of the 
site.  Appendix G contains a graphic depicting the pedestrian influence area and this 
pedestrian destination.  A pedestrian level of service worksheet is also provided in 
Appendix G.  This worksheet shows the level of service for each quality indicator.  Since 
the City of Loveland has no minimum level of service criteria, this could not be 
indicated. 
 
 
Adequate Community Facilities 
 

The key intersections meet the City of Loveland criteria of level of service C or 
better during the peak hours with regard to operation.  Therefore, the key intersections, 
with the control devices that are/will be installed and with the geometry shown in Figure 
8, meet requirements of the Loveland Adequate Community Facilities Ordinance.  As 
noted on Table 3, all street links meet the level of service C standard of the Loveland 
Adequate Community Facilities Ordinance. 
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 IV.  CONCLUSIONS/RECOMMENDATIONS 
 

This study assessed the transportation impacts associated with the development 
of The Ridge at Mariana Butte in Loveland, Colorado.  This study analyzed the 
transportation impacts in the short range (2017) future. As a result of these analyses, 
the following is concluded: 

 
 Development of The Ridge at Mariana Butte is feasible from a traffic engineering 

standpoint.  The Ridge at Mariana Butte will generate 626 daily trip ends, 50 
morning peak hour trip ends, and 63 afternoon peak hour trip ends.   

 
 Current operation at the US34/Rossum-Driveway intersection is acceptable 

based upon City of Loveland evaluation criteria.   
 

 In the short range (2017) future, given development of The Ridge at Mariana 
Butte and an increase in background traffic, the key intersections will operate 
acceptably.  Short range (2017) geometry is shown in Figure 9.   
 

 Bicycle lanes exist along US34 and Rossum Drive.  There are sidewalks along 
Rossum Drive, south of The Ridge at Mariana Butte development.  Sidewalks will 
be installed along The Ridge at Mariana Butte frontage.  

 
 Table 6 shows a summary of the recommended improvements and the 

responsibility for that improvement.  
 

 No environmental or special studies are required with this development. 
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TABLE 6 
Recommended Improvements Summary 

Improvement Description and 
Location 

Responsible Party 
Applicant 

Committed 
Background 
Committed 

Master 
Planned 

SHORT RANGE (2015) 

On-site infrastructure X   
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