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LOVELAND PLANNING COMMISSION MEETING 

AGENDA 
Monday, April 10, 2017 

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 ADAcoordinator@cityofloveland.org.  

“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 
ADAcoordinator@cityofloveland.org.” 
 
LOVELAND PLANNING COMMISSIONERS: Jeremy Jersvig (Chair), Carol Dowding (Vice-Chair), 
Michele Forrest, Pat McFall, Rob Molloy, and Mike Ray, Jamie Baker Roskie, and Jeff Fleischer.  

 
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. Current Planning Updates 

1. Monday, April 24, 2017 Agenda Preview 
i. Waterfall 4th Subdivision – Vacation of Access and Utility Easements  

ii. Waterfall 6th  Subdivision – Master Plan Major Amendment 
iii. Temporary Uses Code Amendments – Study Session 

2. Recap: March 31st Residential Sites Tour 
3. April 11th City Council Study Session on the UDC 
4. April 18th Planning Commission Membership Expansion into GMA  City Council 1st 

reading 
5. Hot Topics: 

mailto:TitleSix@cityofloveland.org
tel:970-962-2372
mailto:ADAcoordinator@cityofloveland.org
mailto:TitleSix@cityofloveland.org
mailto:ADAcoordinator@cityofloveland.org
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c. City Attorney's Office Updates 

d. Committee Reports 

e. Commission Comments 

 

IV. APPROVAL OF MINUTES 
 

Review and approval of the March 27, 2017 Meeting minutes 
 

V. CONSENT AGENDA 
The consent agenda includes items for which no discussion is anticipated. However, any 
Commissioner, staff member or citizen may request removal of an item from the consent agenda for 
discussion. Items requested to be 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 anyone in the audience wish to remove an item from the Consent Agenda? 
• Does any staff member wish to remove an item from the Consent Agenda? 
• Does any Commissioner wish to add any item from the Regular Agenda to the Consent Agenda 

or remove an item from the Consent Agenda? 
 

 
VI. REGULAR AGENDA: 
 

1. Mirasol Preliminary Development Plan (Presentation time: 15 Minutes) 
This is a public hearing to consider a preliminary development plan (PDP) to construct a 60 unit, 3-story 
senior apartment building and 3 “Green House” skilled nursing homes within the Mirasol Community 
PUD.  The PDP site is located at the southeast corner of South St. Louis Avenue and 4th Street SE and 
was recently annexed into the City and zoned to be part of Mirasol. The zoning allows for the 
development of an apartment building on the western portion of the site and Green House homes on the 
eastern portion of the site, adjacent to the existing residential neighborhood.  
 
The Mirasol Community PUD is a successful senior housing development that provides a variety of 
affordable housing options for seniors. The PDP represents the final development phase within the 
PUD.  The development proposed in the PDP matches the character, architectural theme and streetscape 
design in Mirasol. Staff is recommending approval of the PDP based on the findings contained in 
Section VIII of this report. 

 
 

VII. ADJOURNMENT 
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CITY OF LOVELAND 
 PLANNING COMMISSION MINUTES 

March 27, 2017 
A meeting of the City of Loveland Planning Commission was held in the City Council Chambers 
on March 27, 2017 at 6:30 p.m. Members present: Chairman Jersvig; and Commissioners 
Dowding, Molloy, Forrest, Ray, McFall, Roskie, and Fleischer. Members absent: None. City Staff 
present: Bob Paulsen, Current Planning Manager; Moses Garcia, Assistant City Attorney;  Linda 
Bersch, Interim Planning Commission Secretary. 
 
 
These minutes are a general summary of the meeting.  A complete video recording of the meeting 
is available for two years on the City’s web site as follows: https://loveland.viebit.com/ 
 
 
CITIZEN REPORTS 
 
There were no citizen reports. 
 
CURRENT PLANNING UPDATES 
 
1. Mr. Robert Paulsen, Current Planning Manager, reported one scheduled item on the 

agenda for the April 10, 2017 meeting, a public hearing on the Marisol Preliminary 
Development Plan. 
 

2. Mr. Paulsen indicated that a COLT bus is available for the Residential City Tour scheduled 
for March 31st from 1:15 to 4:30 pm. The tour is scheduled to include a visit to The Lakes 
Development in East Loveland that allows us to see a variety of home products in a very small 
area. There is a possibility for a visit to Rigden Farms in south Fort Collins if the 
Commissioners would like to view this award winning development that includes a 
commercial node.   The consensus was to include Rigden Farms.  Mr. Paulsen will send out an 
itinerary for the tour. 
 

3. Under Hot Topics, Mr. Paulsen noted that the adjustment relative to the membership of the 
Planning Commission to allow for two commission members to reside outside the city limits 
but within the City’s Growth Management Area (GMA) will go before the City Council for 
first reading on April 18th.  He noted that it would be useful for a Planning Commission 
member to be in attendance at that meeting.  He also noted that City Council has expressed 
some interest that  membership on the Planning Commission be more equitable among the City 
Council Wards. 

 
Discussion followed on the current vacancy in the Commission.  It was decided to not advertise 
the opening until after the City Council addresses the issue of membership from within the 
GMA on April 18th.    Recruitment will follow the same procedures as used in the past.   
 
 

 

https://loveland.viebit.com/


Page 2 of 2 March 27, 2017 Planning Commission Meeting Minutes 

CITY ATTORNEY’S OFFICE UPDATES 
 
There was nothing to report from the City Attorney’s Office.   
 
COMMITTEE REPORTS 
 
Commissioner Roskie reported that a Title 18 Committee met on March 16th.  There was a 
briefing on the UDC and the draft ordinance on the Complete Communities Concept.   
 
Commissioner Forrest reported there was no action for ZBA.  
 
COMMISSIONER COMMENTS 
 
Commissioner Molloy inquired about the Boards and Commissions meeting.  Mr. Paulsen 
reported that Commissioner Jersvig and Dowding did a very nice job presenting for the Planning 
Commission.  It was one of the best presentations of the evening.   
 
APPROVAL OF THE MINUTES 
 
Commissioner Dowding  made a motion to approve the March 13, 2017 minutes with 
corrections as noted; upon a second from Commissioner McFall, the minutes were unanimously 
approved.  Commissioner Molloy abstained.  
 
Mr. Paulsen thanked the Commissioners for their review and analysis of the Foundry project 
and for the conduct of the March 13th meeting. The project is proceeding with ground breaking 
scheduled for April 11th.  Commissioners will be notified of the exact schedule.   
 
 
ADJOURNMENT 

Commissioner Dowding, made a motion to adjourn. Upon a second by Commissioner Forrest, 
the motion was unanimously adopted. 
 
Commissioner Jersvig adjourned the meeting at 6:50 p.m.  
 
 
 
Approved by:          
  Jeremy Jersvig, Planning Commission Chair 
 
 
 
 
           
  Linda Bersch, Interim Planning Commission Secretary. 
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Development Services 
Current Planning 

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

www.cityofloveland.org 

Planning Commission Staff Report  

April 10, 2017 

 

Agenda #: Regular Agenda - 1 

Title: Mirasol Phase 3 Preliminary 

Development Plan  

Applicant: Housing Authority of the City of 

Loveland. Jeff Feneis 

Request: Preliminary Development Plan  

Location: Southeast corner of the intersection of 

South St. Louis Avenue and 4th Street SE 

Existing Zoning: Planned Unit Development  

Proposed Use: Independent living apartments and 

Green House skilled nursing 

homes 

Staff Planner: Kerri Burchett 

 

  

Staff Recommendation  
Subject to additional evidence presented at the 

public hearing, City staff recommends the 

following motions: 
 

Recommended Motions: 

1. Move to make the findings listed in Section VIII 

of the Planning Commission staff report dated 

April 10, 2017 and, based on those findings, 

approve Resolution #17-01 thereby approving 

the Mirasol Phase 3 Preliminary Development 

Plan subject to the condition listed in said 

report, as amended on the record.   

 
 

 

 

Summary of Analysis 

This is a public hearing to consider a preliminary development plan (PDP) to construct a 60 unit, 3-story 

senior apartment building and 3 “Green House” skilled nursing homes within the Mirasol Community PUD. 

The Mirasol Community PUD is a successful senior housing development that provides a variety of 

affordable housing options for seniors. The PDP site is located at the southeast corner of South St. Louis 

Avenue and 4th Street SE and was recently annexed into the City and zoned to be part of Mirasol. The zoning 

allows for the development of an apartment building on the western portion of the site and Green House 

homes on the eastern portion of the site, adjacent to the existing residential neighborhood.   

The PDP represents the final development phase within the PUD. Site design, building orientation and 

building heights reflect feedback provided at the neighborhood meetings. The apartment building is designed 

as a 3-story, 67,800 square foot structure with building heights transitioning to 2 stories on 4th Street SE. The 

Green House homes are an innovative approach to skilled nursing that creates a home environment for 

residents. Each home contains ten 1-bedroom units, a central kitchen and common living space. The 

development proposed in the PDP matches the character, architectural theme and streetscape design in 

Mirasol.  

Staff believes that all key issues have been resolved based on City Code and standards contained in the PUD. 

Neighbors and residents attending the neighborhood meeting were generally supportive of the project. Staff is 

recommending approval of the PDP based on the findings contained in Section VIII of this report.   
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I. SUMMARY 

 

This application is for a preliminary development plan in the Mirasol Community PUD. The property, 

which is approximately 4.8 acres, is located at the southeast corner of the intersection of South St. Louis 

Avenue and 4th Street SE. The PUD was developed by the Housing Authority of the City of Loveland and 

was designed as an affordable senior housing community providing a variety of for-sale and for-rent single 

family, duplex, independent living apartments, and “Green House” skilled nursing homes.  Development 

within the original boundaries of the PUD has been completed, which included two independent living 

apartment complexes, 55 single family/duplex units, a centralized community building and 6 Green House 

skilled nursing homes. In October of last year, the Housing Authority annexed an additional 6 acres of land 

directly to the north of Mirasol and incorporated the property into the PUD. The property was zoned to 

allow a 60 unit senior apartment building at the corner of St. Louis Avenue and 4th Street SE and 3 Green 

House skilled nursing homes on the east side of the property. This PDP represents the final phase of 

development in the Mirasol Community PUD.  

 

Independent Living Apartments 

The PDP proposes the development of a 60-unit, 67,785 square foot independent living apartment building 

at the corner of St. Louis Avenue and 4th Street SE. The placement of the apartments on the west side of the 

property was approved in the GDP to lessen the impacts of the use on the existing large lot single family 

uses to the east. The building is oriented in an “L” shape design with parking located interior to the site. 

The 60 units will include a variety of 1 and 2 bedrooms and the architecture will match the architectural 

theme of the existing 2 and 3 story apartments existing in Mirasol. The building height was originally 

proposed as all 3 stories with a smaller footprint. Based on comments received at the neighborhood 

meetings, the building height was revised to transition to 2 stories along 4th Street SE.  The 2-story height 

will provide greater compatibility with the building heights in the established neighborhood.    

 

Figure 1: Site Plan 
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Figure 2: North Apartment Building Elevation facing 4th Street SE 

 

Green House Homes 

Along the east side of the property, 3 “Green House” skilled nursing homes are proposed. A Green House 

model of skilled nursing is an innovative approach to skilled nursing that creates a home environment for 

residents. In Mirasol, there are 6 existing Green House homes built west of Finch Street. Each building 

contains ten 1-bedroom units, a central kitchen and common living space. The demand for these units 

have increased, generating a waiting list of approximately 9-12 months. Developing an additional 3 

homes as proposed in the PDP would help address the community’s need for this type of care.  

 

The Green House homes would match the architecture of the existing units in the Mirasol development. 

The homes are 1-story and are approximately 7,900 square feet. Based on neighborhood comments the 

placement of trash receptacles for the homes has been revised with opaque screening provided. 

Additionally, the sidewalks to the entrance of the homes have been adjusted to provide a more direct route 

to the front doors.  

 

 Figure 3: Front Elevations of Green House Homes 

 

 

 

    

 

 

 

 

 

 

 

  
Figure 4. Existing Green House Home 

Elevation 
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II. ATTACHMENTS 

 

1. Planning Commission Resolution 

2. Applicant's Finding Statement 

3. Traffic Excerpts  

4. Preliminary Development Plan 

 

III. VICINITY MAP  
 

 
 

IV. SITE DATA 
 

ACREAGE OF PDP-GROSS ....................................................... 4.8 AC  

MASTER PLAN DESIGNATION .................................................. MEDIUM DENSITY RESIDENTIAL  

EXISTING ZONING.................................................................... MIRASOL COMMUNITY PUD 

EXISTING USE .......................................................................... SINGLE FAMILY HOME TO BE DEMOLISHED 

ACREAGE OF OPEN SPACE ....................................................... 2.3 AC (48% OF SITE)  

NUMBER OF DWELLING UNITS PROPOSED ............................. 60 UNIT APT & 3 SKILLED NURSING HOMES 

EXIST ADJ ZONING & USE - NORTH ........................................ COUNTY FA FARMING - 4TH STREET SE  & SINGLE 

FAMILY RESIDENTIAL   

EXIST ADJ ZONING & USE - SOUTH ........................................ PUD – MIRASOL COMMUNITY, MULTIFAMILY  

EXIST ADJ ZONING & USE - WEST .......................................... COUNTY FA –S. ST. LOUIS AVENUE & SF RES    

EXIST ADJ ZONING & USE - EAST ........................................... R-1 RESIDENTIAL & DR DEVELOPING RESOURCE 

– SINGLE FAMILY RESIDENTIAL   

UTILITY SERVICE – WATER, SEWER & ELECTRIC ................... CITY OF LOVELAND 
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V. KEY ISSUES 

 

City staff believes that all key issues have been addressed in the development proposal. At the neighborhood 

meeting, residents were generally supportive of the project.   

 

 

VI. BACKGROUND 

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

April 5, 2005 City Council approval of the annexation and zoning for the Mirasol Community 

PUD. The PUD established zoning for a maximum of 200 residential units. The GDP 

created development standards designed for a senior housing community for 

individuals 55 years of age or older and offered a variety of qualified affordable for-

sale and for-rent single family, duplex and independent living apartments. 

   

August 22, 2005 Planning Commission approval of the Preliminary Development Plan and Plat for 

Mirasol First Subdivision (Phase 1 of the PUD). 

 

February 17, 2006 City approval of the Final Development Plan and Plat for Mirasol First Subdivision. 

Phase 1 of the development included forty-nine independent living apartment units, 

11 single family homes and 44 duplex units.  

 

August 9, 2010 Planning Commission approval of a Preliminary Development Plan for the 

construction of a 60 unit independent living apartment building. 

 

September 7, 2010 City Council approval of the first amendment to the GDP to increase the number of 

units, adjust parking ratios, modify building heights for Phase II of the development. 

 

November 6, 2012 City Council approval of the second GDP amendment to increase the number of units 

and adjust parking ratios for Phase III of the PUD. 

 

January 28, 2014 Planning Commission approval of a Preliminary Development Plan for 6 skilled 

nursing “Green House” homes.  

 

October 4, 2016 City Council approval the annexation of 6.8 acres and the incorporation of the 

property into the Mirasol PUD. 

 

March 21, 2017 City Council approval of the 3rd GDP Amendment to permit Green House homes in 

GDP Area I. 
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VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 

 

A. Notification: An affidavit was received from Jeff Feneis with the Housing Authority certifying that 

written notice was mailed to all property owners within 900 feet of the property on March 22, 2017 

and notices were posted in prominent locations on the perimeter of the site on March 22, 2017.  In 

addition, a notice was published in the Reporter Herald on March 25, 2017.   

 

B. Neighborhood Response: A neighborhood meeting was held at 5:30 p.m. on February 23, 2017 in 

the Mirasol Community Room. The meeting was attended by 8 neighbors and residents of the 

development, along with the applicant, City staff and consultants. Generally, those attending the 

meeting were supportive of the request. Questions raised focused primarily on the road and sidewalk 

improvements necessary for the development: bike lanes, sidewalk connectivity, on-street parking, 

and widening of St. Louis Avenue. Discussion occurred regarding cut-through traffic through Mirasol, 

congestion, speeding and the need for more stop signs. Building heights and setbacks for the 

apartments were also discussed. Additional evergreens were requested along 4th Street SE and the east 

side of the property.  Additional evergreens were added to the PDP plans. 

 

 

VIII. FINDINGS AND ANALYSIS 

 

The chapters and sections cited below are from the Loveland Municipal Code pertaining to PUD 

Preliminary Development Plans. Applicable findings contained in the Municipal Code are specified in italic 

print followed by the staff analysis as to whether the findings are met by the submitted application.   

 

A. Land Use  

1. Section 18.41.050.E.2.a: The preliminary development plan conforms to the general 

development plan on file with the city where the property is being developed in phases. 

 

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

 

 Both the senior independent living apartments and the Green House skilled nursing homes 

are permitted uses on the property as established in the GDP. 

 The dimensional standards of setbacks, open space, building heights, density, and number 

of off-street parking spaces comply with the GDP. 

 The architecture is consistent with the development standards contained in the GDP and will 

be compatible with the existing structures developed in Mirasol.   

 

2. Section 18.41.050.E.2.b  The preliminary development plan meets the intent and objectives of 

Chapter 18.41 and the factors set forth in Section 18.41.050(D)(4)(b) and (c). 

 

A. Section 18.41.050.D.4(b): Whether the proposed development will have a detrimental impact 

on property that is in sufficient proximity to the proposed development to be affected by it. 

If such impacts exist, the planning division shall recommend either disapproval or 

reasonable conditions designed to mitigate the negative impacts.  
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Current Planning: Staff believes that this finding can be met based on the following facts: 

 The location and building heights of the apartment building will create a visual change in 

the character of the intersection of St. Louis Avenue and 4th Street SE. The city’s vision for 

this area as identified in Create Loveland is for redevelopment with greater mixed densities 

then currently existing. The Plan further identifies the neighborhood as a specific 

opportunity area to develop new mixed use and mixed density neighborhoods with greater 

building heights.  

 Neighborhood feedback has been incorporated into the building orientation and building 

heights for the apartments. At the neighborhood meeting for the annexation and zoning of 

the property, alternative site designs and building heights were presented. The current site 

plan and building elevations, particularly the transition to a 2-story building height on 4th 

Street SE, are the result of the comments provided by the neighborhood.   

 The PDP incorporates design standards, architecture and landscaping consistent and 

compatible with the existing Mirasol development. The Housing Authority has continued to 

work with the adjacent residential property owner to the east regarding landscape screening. 

Landscape bufferyards have been incorporated along perimeter edges of the PDP in 

compliance with City standards. 

 

B. Section 18.41.050.D.4(c): Whether the proposed development will be complementary to and 

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

the proposed development is to take place by: 

(i) Incorporating natural physical features into the development design and providing 

sufficient open spaces considering the type and intensity of use. 

(ii) Incorporating site planning techniques that will foster the implementation of the 

city's master  plans, and encourage a land use pattern that will support a balanced 

transportation system, including auto, bike, and pedestrian traffic, public or mass transit, 

and the cost effective delivery of other municipal services consistent with adopted plans, 

policies and regulations of the City.  

(iii) 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. 

(iv) Incorporating identified environmentally sensitive areas, including but not limited to 

wetlands and wildlife corridors, into the project design. 

(v) Incorporating an overall plan for the design of the streetscape within the project, 

including landscaping, auto parking, bicycle and pedestrian circulation, architecture, 

placement of buildings and street furniture. 

 

Current Planning: Staff believes that these findings can be met based on the following facts:  

 (finding i) Passive and active open space is provided through-out the development, including 

walking trails connecting to surrounding streets and the Mirasol community clubhouse and 

a new community garden next to the apartment building. Detached sidewalk connections 

along St. Louis Avenue, 4th Street SE, and Finch Street will be constructed with the 

development.  

 (finding ii) Specific site planning techniques have been incorporated into the PUD to 

promote safety for pedestrians in the senior community. This includes a neck-down of Finch 

Street at the entrance to the apartment building. The road design of the Finch Street extension 
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was also designed to promote traffic calming by including a curve in the road. These 

techniques promote the philosophies of the City’s master plan. 

 (finding iii) The PDP incorporates design elements that will create attractive edges, including 

detached sidewalks with a treelawn, bufferyards, and an open rail fence design along 4th 

Street SE adjacent to the Green House homes. All landscaping is in compliance with or 

exceeds City bufferyard standards.  

 (finding iv) The site was the location of a former small tree farm. As such, there are existing 

mature trees around the site. Many of these trees, however, are not in a healthy state as 

evidenced by an arborist report and site visit.  3 of the existing trees will be preserved, 

including a large cottonwood along St. Louis Avenue. 

 (finding v) Improvements to St. Louis Avenue and an extension of Finch Street are proposed 

with the PDP.  The street edges will be designed and landscaped consistently with the 

Mirasol PUD. 68 off-street parking spaces are proposed for the apartment building, which 

complies with the standards in the GDP. 19 parking spaces are provided with the Green 

House homes. The placement of buildings and architecture will create an attractive image of 

the project as viewed from the adjacent streets.    

 

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

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

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

Commission expressly find that compliance with such regulations is necessary to protect public 

health, safety, and welfare. 

 

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

 The PDP complies with applicable development regulations for land use and infrastructure 

provisions in effect when the GDP was established, as well as existing City regulations. 

Please reference the analysis contained in Section B, below, provided by City reviewers for 

additional information.  

 

B. City Utilities and Services 

 

1. Section 18.41.050.D.4.b: Development permitted by the PDP will not negatively impact traffic 

in the area or 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. 

2. Section 18.41.050.D.4.c: 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. 
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Transportation Engineering:  Staff believes that these findings can be met based on the following 

facts: 

 The applicant’s traffic engineer, Matt Delich, P.E., has submitted a Traffic Impact Study 

(TIS) that indicates that the traffic associated with the proposed development will meet the 

City’s standards. The proposed Mirasol Phase 3 development is estimated to generate 

approximately 260 daily trips, 14 weekday AM peak hour trips, and 24 weekday PM peak 

hour trips. Excerpts from the Traffic Impact Study are included in Attachment 3. 

 Access to the site will be from Finch Street between Bunting Place and 4th Street SE. The 

project will be responsible for constructing the ultimate curb, gutter, and detached sidewalk 

along St. Louis Avenue and 4th Street SE, adjacent to the property.  

 The development of the subject property pursuant to any of the uses requested in the PDP 

will not adversely impact any existing City infrastructure when typical roadway 

improvements are constructed. A positive determination of adequacy for transportation 

facilities for the proposed PDP has been made. 

 

Fire Prevention: Staff believes that these findings can be met based on the following facts: 

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

distance requirements from the first due Engine Company (Station 1). 

 The development will not negatively impact fire protection for the subject development or 

surrounding properties. 

 

Water/Wastewater: Staff believes that these findings can be met based on the following facts: 

 This development is situated within the boundaries of and accommodated by the City’s 

water and wastewater master plans. It is also within the City’s current service area for both 

water and wastewater. The existing house has a City of Loveland water service and has a 

private septic system; 

 The PDP request is consistent with the Department’s Water and Wastewater master plan and 

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. 

 

Stormwater: Staff believes that these findings can be met based on the following facts: 

 Proposed stormwater facilities will adequately detain and release stormwater runoff in a 

manner that will eliminate off-site impacts. 

 When designed and constructed, the development will not negatively affect City storm 

drainage utilities. 

 There are no natural drainage courses or open channels that traverse the site. 

 

Power: Staff believes that these findings can be met based on the following facts: 

 

 The PDP is consistent with the Power Division’s master plan by being consistent with the 

City’s Create Loveland master plan.  

 The proposed development will not negatively impact City power facilities.  

 The Mirasol development is a current customer of the City of Loveland electric system. 

Development of the property will require additional electric service. The cost for any 

upgrades or changes to the existing facilities as a result of additional load required will be 
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the responsibility of the developer.  

 

IX. RECOMMENDED CONDITIONS 

 

The following condition is recommended by City Staff.   

 

Current Planning  

 

1.  Prior to the issuance of a site work permit, an inspection shall be completed by the planning division 

to ensure that tree protection fencing is installed around the dripline of all trees to be preserved, as 

indicated in the final development plan.  

 

 



PLANNING COMMISSION 
 

RESOLUTION NO.  __17-01_ 
 

A RESOLUTION APPROVING THE MIRASOL SECOND ADDITION PRELIMINARY 
DEVELOPMENT PLAN LOCATED WITHIN THE MIRASOL COMMUNITY 

PLANNED UNIT DEVELOPMENT (# P-87), CITY OF LOVELAND, LARIMER 
COUNTY, COLORADO 

 
WHEREAS, the Mirasol First Addition also referred to as the Mirasol First Subdivision 

and 0.67 acres of land referred to as “Additional Property” were zoned Mirasol Community 
Planned Unit Development (#P-87) on April 5, 2005, pursuant to Ordinance No. 4975; and  
 

WHEREAS, the Mirasol Community Planned Unit Development (#P-87) was re-zoned 
on October 5, 2010 pursuant to Ordinance No. 5525 to become Mirasol Community PUD First 
Amendment (#P-87); and 
 
 WHEREAS, the Mirasol Community PUD First Amendment (#P-87) was re-zoned on 
November 6, 2012 pursuant to Ordinance No. 5719 to become Mirasol Community PUD Second 
Amendment (#P-87); and 
 

WHEREAS, on October 4, 2016 the Mirasol Second Addition was annexed into the City 
and zoned and included within the Mirasol Community PUD Third Amendment (#P-87) pursuant 
to Ordinance Nos. 6052 and 6053, respectively; and 

 
WHEREAS, the Mirasol Community PUD Third Amendment (#P-87) is comprised of the 

Mirasol First Addition, the Additional Property and the Mirasol Second Addition; and 
 
WHEREAS, on March 21, 2017 the City re-zoned the Mirasol Community PUD Third 

Amendment (#P-87) to the Mirasol Community PUD Fourth Amendment (#P-87) pursuant to 
Ordinance No. 6095; and  

 
 WHEREAS, a Preliminary Development Plan (“PDP”) for Mirasol Second Addition 
(“Mirasol Phase 3”), located within the Mirasol Community PUD (#P-87) and legally described 
in Section 1., below, 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 April 10, 2017, 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 
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approved.  
  
 NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION 
FOR THE CITY OF LOVELAND, COLORADO: 
 
 Section 1. That the PDP for Mirasol Phase 3, being a portion of the Mirasol 
Community Planned Unit Development 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 April 
10, 2017 (the “Staff Report”).  
 
The PDP applies to the following described real property:  
 

OUTLOT A, MIRASOL 2ND SUBDIVISION AND A PARCEL OF LAND, SITUATE 
IN THE WEST HALF OF THE SOUTHEAST QUARTER OF THE NORTHEAST 
QUARTER OF SECTION 24, TOWNSHIP 05 NORTH, RANGE 69 WEST OF THE 
6TH PM, CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF 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. 
 
                             

Signed this _____ day of April, 2017. 
 

LOVELAND PLANNING COMMISSION  
 
 
_____________________________________ 
Jeremy Jersvig, Planning Commission Chair 

      
ATTEST: 
 
______________________________ 
Planning Commission Secretary 
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A RESOLUTION APPROVING THE MIRASOL SECOND ADDITION PRELIMINARY DEVELOPMENT PLAN LOCATED WITHIN THE MIRASOL COMMUNITY PLANNED UNIT DEVELOPMENT (# P-87), CITY OF 
LOVELAND, LARIMER COUNTY, COLORADO 
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Mirasol PDP Third Amendment Findings Statement  
 
A. The PDP conforms to the requirements of Municipal Code Section 

18.41.050.D.4 to the City’s master plans and to any applicable area plan. 

 
 The proposed Mirasol Third Amendment PDP conforms to the 
comprehensive master plan outlined by the City.  The density and layout of the site 
will complement adjacent land uses by continuing the look and feel of the existing 
Mirasol Community to the south.  City of Loveland staff has indicated that they 
envision this area of Loveland becoming more urban in character as the 
development pattern shifts from small residential acreages in the county to 
residential and mixed-use development in the City. 
  
B. The proposed development will not negatively impact traffic in the area, 

city utilities, or otherwise have a detrimental impact on property that is in 

sufficient proximity to the proposed development to be affected by it. 

 
 The proposed development will not negatively impact traffic, city utilities or 
be a detriment to adjacent land uses.   
 Traffic patterns will be consistent with the adjacent Mirasol community by 
directing traffic to the north by continuing Finch Street as it meets 4th Street SE. In 
addition, the connection to 4th Street SE and South St Louis traffic will be disperse 
traffic evenly onto the adjacent road network.   
 The project will not negatively impact city utilities by utilizing utilities that 
are close in proximity and offered by the City.  The owner will also be doing all that 
is necessary to improve utility connections for this particular project.  
 
C. The proposed development will be complementary to and in harmony 

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

the proposed development is to take place by: 

 a. Incorporating natural physical features into the development 

design and providing sufficient open spaces considering the type and intensity 

of use; 

 
 The proposed project will provide ample open space through building 
setbacks, creating open space opportunities adjacent to the multi-family building 
and Green House buildings.  These will include ample foundation planting, a 
community garden and buffer planting for the existing residential use to the east. 
 



ATTACHMENT 2 

 b. Incorporating site planning techniques that will foster the 

implementation of the City’s master plans, and encourage a land use pattern 

that will support a balanced transportation system, including auto, bike and 

pedestrian traffic, public or mass transit, and the cost effective delivery of other 

municipal services consistent with adopted plans, policies and regulations of the 

city; 

 As mentioned above the City of Loveland has indicated an interest in creating 
a more urban growth pattern in this area.  This plan includes a balanced 
transportation system that connects to and disperses traffic, supports bike and 
pedestrian traffic by providing detached sidewalks and creates opportunities to 
connect to public transit. 
 
 c. Incorporating physical design features in the development that 

will provide a transition between the project and adjacent land uses through the 

provision of an attractive entryway, edges along public streets, architectural 

design, and appropriate height and bulk restrictions on structures; 

 The project is providing transition between adjacent land uses by placing the 
Green House buildings use to the east, adjacent to the existing residential use.  The 
project will create a gateway by placing the larger multi-family building at the 
corner of 4th Street SE and South St Louis.  The building architecture at this corner is 
programmed to contain the reception lobby, elevator, a large living room/lounge 
with fireplace and smaller lounge areas on the second and third floors.  The 
apartment roofline steps down from 3 stories to 2 stories as the wings extend south 
and east.  An ample building setback along all edges adjacent to public and private 
land uses is accomplished by providing detached sidewalks with a tree lawn and 
buffer yard planting. 
 
 d. Incorporating identified environmentally sensitive areas, 

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

design; 

 There are no environmentally sensitive areas located on site. 
 
 e. Incorporating elements of community-wide significance as 

identified in the town image map; 

  
  
 f. Incorporating public facilities or infrastructure, or cash-in-lieu, that 
are reasonably related to the proposed development so that the proposed 
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development will not negatively impact the levels of service of the City’s services 
and facilities; and 
 
 The project is planning to provide all necessary public improvements so that 
the project does not negatively impact City services. 
 
 g. 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. 

 
 An overall plan has been included to show the look and feel of the project.  
This includes detached sidewalks with street trees, auto and bike parking and 
placement of buildings that complement and are compatible with adjacent land 
uses.  
 
A description and discussion of all aspects of the PDP that do not comply with 

the regulations for the comparable zone district in the Municipal Code 

  
 There are no aspects of the project that do not comply with the zone district 
outlined in the Municipal Code 
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DELICH Mirasol Phase 3 TIS, June 2016
ASSOCIATES

Recent peak hour traffic counts at the St. Louis/4th St. SE and St. Louis/Bunting 
intersections are shown in Figure 2.  Raw traffic counts are provided in Appendix B. 
Traffic counts at the St. Louis/4th St. SE and St. Louis/Bunting intersections were 
obtained in June 2016.  Using the volumes shown in Figure 2, the current peak hour 
operation at the St. Louis/4th St. SE and St. Louis/Bunting intersections are shown in 
Table 1.  Calculation forms for these analyses are provided in Appendix C.  The 
intersection was analyzed using the unsignalized intersection techniques from the 2010 
Highway Capacity Manual (2010 HCM).  Acceptable 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.  The St. Louis/4th St. SE and St. Louis/Bunting 
intersections are minor intersections.  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 St. Louis/4th St. SE 
and St. Louis/Bunting intersections are currently operating acceptably with existing 
control and geometry.    

The site plan for the Mirasol Phase 3 development is shown in Figure 3.  Finch 
Street will be extended from Bunting Place to 4th Street SE.  Mirasol Phase 3 is 60 
Senior attached dwelling units and 10 senior detached dwelling units.  Senior Attached 
(Code 252) and Senior Detached (Code 251), with dwelling units as the trip generation 
variable, from Trip Generation, 9th Edition, ITE was selected to estimate the daily and 
peak hour trip generation for Mirasol Phase 3.  Table 2 shows the calculated trip 
generation for the proposed Mirasol Phase 3.  The trip generation of the Mirasol Phase 
3 resulted in 260 daily trip ends, 14 morning peak hour trip ends, and 24 afternoon peak 
hour trip ends.   

The trip distribution for Mirasol Phase 3 is shown in Figure 4.  The trip distribution 
for Mirasol Phase 3 was estimated using knowledge of the existing and planned street 
system, development trends, and engineering judgment.  The trip distribution was 
agreed to in the scoping discussion.  The site generated peak hour traffic assignment is 
shown in Figure 5.   

Pending approvals, it is expected that the proposed Mirasol Phase 3 would be 
built in the next 1-2 years.  Therefore, the short range future analysis year is considered 
to be 2019.  Background traffic projections for the short range (2019) future horizon 
were obtained by utilizing the Loveland 2030 Transportation Plan and recent traffic 
impact studies in the area.  Based upon these sources, it was determined that the traffic 
volumes would increase at a rate of approximately 2% per year.  Figure 6 shows the 
short range (2019) background peak hour traffic at the St. Louis/4th St. SE and St. 
Louis/Bunting intersections. 

The traffic volumes generated by the proposed Mirasol Phase 3 were added to 
the background traffic volumes to produce the total traffic volume forecasts for the short 
range (2019) future.  Figure 7 shows the short range (2019) total peak hour traffic at the 
St. Louis/4th St. SE and St. Louis/Bunting intersections.  The short total (2019) traffic
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forecast assumes that Finch Street is connected to 4th St. SE.  The total traffic on Finch 
Street includes a reassignment of a portion of the traffic related to the Mirasol Senior 
Community Phase 1, Mirasol Greenhouses and existing residential neighborhood to the 
east of Madison Avenue. This is traffic that will likely find using 4th St. SE/Finch 
intersection more convenient for certain trips. 

Table 3 shows the existing and short range (2017) link volumes for key street 
segments.  Table 3 also shows the ACF volume thresholds for key street segments and 
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. 

Table 4 shows the short range (2019) background morning and afternoon peak 
hour operation at the St. Louis/4th St. SE and St. Louis/Bunting intersections.  The St. 
Louis/4th St. SE and St. Louis/Bunting intersections will operate at acceptable levels of 
service.  Calculation forms for these analyses are provided in Appendix E. 

Table 5 shows the short range (2019) total morning and afternoon peak hour 
operation at the St. Louis/4th St. SE, St. Louis/Bunting, and 4th St. SE/Finch 
intersections. The St. Louis/4th St. SE, St. Louis/Bunting, and 4th St. SE/Finch 
intersections will operate at acceptable levels of service.  Calculation forms for these 
analyses are provided in Appendix F.   

Figure 8 shows the short range (2019) approach geometry at the St. Louis/4th St. 
SE, St. Louis/Bunting, and 4th St. SE/Finch intersections.  This is the existing geometry. 
Based on the short range (2019) total peak hour traffic, no auxiliary lanes are required.    

Bicycle lanes do not exist currently along St. Louis Avenue, Bunting Place, and 
4th Street SE.  When St. Louis Avenue is improved, it will have bike lanes per the 
Loveland Street Standards.  While Bunting/Finch Street is classified as a collector 
street, the agreed upon cross section is 36 feet wide.  It will have one lane in each 
direction with parking.  It will not have striped bike lanes.  Bunting Place will have local 
street traffic volumes.  

The sidewalk system in this area is sporadic.  As shown in Appendix G, three 
potential pedestrian destinations within 1320 feet were identified: 1) residential 
neighborhood to the east of the site; 2) the residential neighborhood to the north and 
west of the site; and 3) the commercial/industrial uses along 8th Street SE.  Appendix G 
contains a graphic depicting the pedestrian influence area and these pedestrian 
destinations.  The affinity between the Mirasol Phase 3 and these potential pedestrian 
destinations will be very low.  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.  The Mirasol Phase 3 will add sidewalk to all adjacent streets. 
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It is concluded that the St. Louis/4th St. SE, St. Louis/Bunting, and 4th St. 
SE/Finch intersections will operate acceptably.  No additional auxiliary lanes are 
recommended at the St. Louis/4th St. SE, St. Louis/Bunting, and 4th St. SE/Finch 
intersections.  A 

.ll intersections and street links will meet the Loveland Adequate Community 
Facilities Ordinance criteria.   
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Mirasol Phase 3 PDP Narrative

Purpose of the Project
The following goals, concepts and development standards apply to the 5 +- acres, which comprise of the extension of
the Mirasol Community.  The purpose of this portion of the development is to provide two types of affordable housing.
The development will provide variety in the type, design and layout of the buildings, circulation systems and open
spaces within this phase of the development.

Land Use
The overall concept of the development plan provides two housing types comprised of independent living apartments
and Green House/Skilled Nursing Home buildings.  The concept for this phase of the development is to continue the
mix of housing types within a cohesive community, connected by local streets with detached walks and accessible
open space.

The site plan is planned as two lots separated by the extension of Finch Street.  The west side (GDP area H) of the
project will consist of the higher density independent living apartments while the east side (GDP area I) of the project
will have the (3) Green House buildings.

Each parcel within this phase contains a different housing type.  The maximum allowed dwelling units will be allowed
as designated on this PDP drawing, and will be designed in accordance with the development standards outlined in
previous GDP documents for this development.

Circulation
Primary access for this phase will be from 4th Street SE to the north and South St. Louis to the west.  The extension of
Finch street will be the only public road through the project.  The extension of Finch Street will continue the detached
walks.  There will also be concrete walk connections to existing walks to Mirasol Phase 2 where possible.

Public and Private Utilities
All public facilities and services are available to this site.  All utilities will be installed underground and per the City of
Loveland’s current standards and guidelines.

Water service:  Water will be connected between Bunting Place and 4th Street SE with services provided both east
and west from that connection line

Wastewater
Sanitary service for the residences to the east will be provided by a proposed main within Finch Street. The building to
the west of Finch Street will be served off of the existing main within Bunting Street.

Storm Drainage
A drainage plan has been prepared and submitted with this PDP by Galloway Engineering. Detailed grading and
locations of detention are included in this plan.

Electric
Service will be provided by the City of Loveland Light and Power Department.

Public Facilities Providers
Gas, Cable TV and Telephone
Services are available for these utilities and plans for installation and routing will be provided by the providers
Parks and Open Space
This phase of the development will incorporate open areas and bufferyards and landscape buffer areas.
Fire and Police
This phase of the development will be serviced by the City of Loveland Police and Fire Department.

Landscaping and Fencing
The landscape design will continue the existing planting concept for the Mirasol community.
The perimeter landscape will continue the existing concept for the Mirasol community.
All streets will be designed with detached sidewalks, street trees and tree lawns between the curb and sidewalk.

Architectural Project Narrative
Senior Independent Living Apartments
The architectural design of the senior independent living building for Mirasol – Phase 3 is intended to complement
similar apartment buildings constructed in Phases 1 and 2.  Massing, scale, materials and architectural articulation will
match the character established by the earlier phases of development.
The senior independent living building contains 60 apartments in a mix of 1-bedroom/1-bath and 2-bedroom/2-bath
units, ranging in size from 680 sq. ft. to 880 sq. ft.  The 60 units will all be affordable rentals and restricted to people of
age 55 and up.

The building is three stories in height, which matches the scale and height of the 60-unit Mirasol – Phase 2 building
immediately to the southeast.  Each apartment has a private, enclosed patio or deck, which helps articulate the
building facades and provides contrasts in the building massing and deep shadows.  A small maintenance room with
office and restroom is located on the end of one wing, with driveway access from the parking lot.  Exterior utilities and
mechanical equipment, including the electrical and gas meter banks and a large ground-mounted chiller unit, are
screened from view by 6’ high masonry screen enclosures.  A/C units for each individual apartment will be located on a
section of flat roof screened by the pitched rooflines.

The L-shaped senior independent living building has been sited to the northwest corner of Lot H, to frame the edge of
the development from the intersection of S. St. Louis Avenue and 4th Street SE and provide a built edge to the
development along both streetscapes.  City of Loveland Planning staff has indicated that they envision this area of
Loveland becoming more urban in character as the development pattern shifts from small residential acreages in the
county to residential and mixed-use development in the city.  The siting of the building at the corner will set the stage
and help to create the urban character that is desired.

The architecture emphasizes the corner of the building that faces the street intersection.  This part of the building is
programmed to contain the reception lobby, elevator, a large living room/lounge with a fireplace on the ground floor,
and smaller lounge areas on the second and third floors.  It is articulated on the exterior with additional glass and a
covered portico at the ground level.

Architectural Project Narrative (cont'd)
The primary building entry is located on the opposite (southeast) side from these common
amenities, and features a covered porte-cochere style entry element that leads from the
parking lot into the reception lobby.
Materials are proposed to match the character of the existing Mirasol neighborhood, and
specifically the Mirasol – Phase 2 building to the southeast.  Exterior materials include
stucco and synthetic stone wall elements, textured architectural asphaltic fiberglass
shingles, insulated dual-pane vinyl windows, and painted metal balcony guardrails.

The project planning includes the potential provision of roof- or wall-mounted photovoltaic
panels to assist in reducing the electrical demand on the building.  These panels will be
mounted flush with the roof slope, or flat on expanses of south-facing walls.

Green Houses - Skilled Nursing Homes
The architectural design of the three Green House buildings will match the design of the
same building types built in earlier phases of the Mirasol development, including building
massing, rooflines, materials and detailing.  The single-story structure is approximately
7,300 sq. ft. plus an enclosed garage space for maintenance equipment and storage.

Each Green House structure can accommodate 10 elderly residents with their own private
bedrooms and bathrooms.  These private rooms are clustered around a spacious shared
living room, kitchen and dining space.  A screened-in porch and a fenced-in exterior patio
provide outdoor living space for the residents and staff.  This living arrangement provides
for privacy and autonomy while ensuring enhanced social engagement with other
residents and quality professional care.
The structures are arranged around a private looped drive on the eastern lot with
pedestrian connections to the public sidewalks on Finch Street.

Materials are proposed to match the character of the existing Mirasol neighborhood, and
specifically the single family patio homes, duplexes and Green Houses that were built in
the original development phase.  Exterior materials include stucco and synthetic stone wall
elements, textured architectural asphaltic fiberglass shingles, insulated vinyl windows, and
painted metal garage doors.

Accessory Structures
There are no anticipated accessory site structures other than the freestanding
trash/recycling enclosures.  The trash/recycling enclosures at the apartment building will
be 6’ high and clad in the same synthetic stone material as the buildings, designed to
screen large commercial dumpsters.

4’-6” high L-shaped fencing elements will provide partial screening for residential-style
trash and recycling polycarts at the Green Houses.  The fence will be constructed of high
quality premium cedar lumber.

The monument sign will complement other signage within the Mirasol neighborhood, the
sign will be located at the NW corner of the lot H (apartment building lot).
Smaller identification signage will also complement existing signage within the Mirasol
neighborhood, these signs will be located the drive entrances to the apartment building
parking lot.
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Site/Landscape
LS001 Cover Sheet
LS101 Preliminary Site Plan
LS501 Site Details
LP101 Landscape Legend & Notes
LP102 Overall Planting Plan
LL101 Lighting Plan

Civil
Cover Sheet
General and Construction Notes
Existing Conditions
Horizontal Control Plan
Site Details
Site Details
Grading Plan
Grading Plan
Utility Plan
Water Details
Sanitary Line 1-Plan and Profile
Sanitary Line 1-1 Plan and Profile
Sanitary Details
Storm Drain A,B,C Plan and Profile
Storm Details
Storm Details
4th St SE Plan and Profile
South St Louis Plan and Profile
Finch Street Plan and Profile
Drainage Plan
Erosion Control Plan
Site Details
Site Details

PLAN DATA

COMPREHENSIVE PLAN USE DESIGNATION MDR - MEDIUM DENSITY RESIDENTIAL

ZONING MIRASOL COMMUNITY PUD

SITE ACREAGE 4.84 GROSS, 4.36 NET

LAND USE MULTI-FAMILY/INDEPEDENT LIVING APARTMENTS,
GREENHOUSE BUILDINGS

PARKING DATA

APARTMENT BUILDING
60 (89%) STANDARD STALLS -  5 (7%)

COMPACT STALLS - 3 (4%) ACCESSIBLE
STALLS TOTAL PARKING=68 SPACES

GREENHOUSE BUILDINGS
15 (79%) STANDARD STALLS - 4 (21%)

ACCESSIBLE STALLS
TOTAL PARKING=19 SPACES

LANDSCAPE/OPEN SPACE

LANDSCAPING

Planting Areas:  29,859 SF - 29%

Seeded Areas: 39,463 SF - 38%

Turf Areas:  32,981 SF - 33%

OPEN SPACE

Total Open Space - 102,303 SF

FEMA FLOODPLAIN N/A

BUILDING DATA

SQUARE FOOTAGE

Independent Living Apartments 67,785 SF

Green House/Skilled Nursing Buildings 7,271 SF

TYPE OF CONSTRUCTION

Independent Living Apartments R2 Occupancy, Type 5 construction with NFPA
Type 13 sprinklers

Green House/Skilled Nursing Buildings R4 Occupancy, Type 5B construction with NFPA
Type 13 sprinklers

0 .25 mi. .5 mi. 1 mi.

Architecture
Senior Housing Building Elevations
Senior Housing Building Elevations
Green House Building Elevations
Building Material Example Photos

Annexation Conditions
Planning
1. Healthy mature trees shall be incorporated into the preliminary development plan

(PDP) to the extent possible. Tree mitigation shall be included in the PDP for any
healthy trees proposed to be removed. An evaluation of the trees from a professional
arborist shall be submitted with the preliminary development plan.

2. Grading, tree removal and construction activities shall comply with the federal Migratory
Bird Treaty Act. No such activities shall occur near an occupied bird nest during the
songbird nesting season (March through July). If grading, tree removal or construction
activities are proposed to occur March 1st through July 31st, a letter from a wildlife
specialist shall be submitted to the Planning Division documenting that there are no
active nests on the site.

Transportation Development Review
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 for development in Mirasol Second
Addition, pursuant to the provisions in Section 16.40.010.B of the Loveland Municipal
Code, the Developer shall design and construct the following public improvements
unless already designed and constructed by others:

a. The ultimate adjacent street improvements on St. Louis Avenue including pavement
widening, curb & gutter, landscaped parkway and sidewalk.

b. The ultimate adjacent street improvements on 4th Street SE including pavement
widening, curb & gutter and sidewalk.

c. The extension of Finch Street between Bunting Place and 4th Street SE including
pavement curb to curb and sidewalks on both sides.

d. Bunting Place from St. Louis Avenue to Finch Street including roadway pavement curb
to curb and sidewalk improvements on the north side.

6. Any other off-site improvements required will be determined by the findings of the TIS
at the time a development application is submitted for review.
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LIGHT LEVELS AT INITIAL INSTALLATION
MIN. HORZ.
LUMINACE

MAX UNIFORMITY
RATIO (MAX TO MIN)

MAX AVG
LUMINACE

LIGHT LOSS
FACTOR

.1 FC* 5.68:1 .5 FC 1
*0.00 FC DENOTES AREA WITH NO WALKABLE SURFACE I.E. TURF OR PLANTING AREAS.
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SCALE:  3/32" = 1'-0"
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