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LOVELAND PLANNING COMMISSION MEETING 

AGENDA 
Monday, June 25, 2018 

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: Carol Dowding (Chair), Pat McFall, Jamie Baker Roskie, 
Rob Molloy, Jeff Fleischer, Tim Hitchcock, Michael Bears, David Hammond, and Milo Hovland. 
 
CALL TO ORDER 
 
I. PLEDGE OF ALLEGIANCE 

II. 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, July 02, 2018  - UDC Study Session at 6:00 pm at the DC 
2. Monday, July 09, 2018 – Agenda Preview 

i. New Vision Charter School – Location Extent Review 
3.  Hot Topics:  UDC update 

 
c. City Attorney's Office Updates: 

d. Committee Reports 

e. Commission Comments 

mailto:TitleSix@cityofloveland.org
tel:970-962-2372
mailto:ADAcoordinator@cityofloveland.org
mailto:TitleSix@cityofloveland.org
mailto:ADAcoordinator@cityofloveland.org
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III. APPROVAL OF MINUTES

Review and approval of the June 11, 2018 Meeting minutes

IV. 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?

V. REGULAR AGENDA:

1. Kendall Brook GDP Amendment
This is a public hearing to consider an amendment to the Kendall Brook General Development Plan 
(GDP).  The GDP includes 168 acres located in NW Loveland; most of the GDP area has been built 
out.  The requested amendment is to allow an increase in the allowable multi-family residential units 
within the GDP from 184 to 242 and to increase the building height allowance from 40 to 45 foot. This 
application is being made to accommodate a proposed senior housing development on a currently 
vacant 3.59-acre site at the northwest quadrant of Taft Avenue and W. 43rd Street.  Amendments to 
GDP requirements require a public hearing by the Planning Commission that results in a 
recommendation to the City Council for final action.  Staff believes key issues have been resolved and 
is recommending approval.    

VI. ADJOURNMENT



Page 3 of 3 

SUPPLEMENTARY INFORMATION 

Public Hearing Procedures 
The purpose of a public hearing is for the Planning Commission (PC as used below) to obtain full information as to the matter 
under consideration.  This includes giving all interested parties the opportunity to speak (provide testimony) at the hearing.  
The public hearing is a formal process.  Below is the typical hearing sequence to be followed by the Planning Commission.  
Annotations have been provided for clarity.  

1. Agenda item is recognized by the Chair
2. Public hearing is opened*
3. Staff presentation

(May include clarifying questions to staff from Commissioners)
4. Applicant presentation

(May include clarifying questions to applicant from Commissioners)
5. Public comment

(All public comment should be made from the podium upon the PC Chair acknowledging the citizen speaking. Citizens should
provide their name and mailing address in writing at the podium, and introduce themselves.  The PC may ask clarifying
questions of the citizens.  At a public hearing, the PC does not respond to questions from citizens; questions directed to the
applicant or staff should be requested through the Chair.)

6. Applicant response
(The Chair typically requests that applicants respond to comments and questions raised during public comment)

7. PC questions to staff, the applicant and possibly to citizens who presented
(Commissioners may use this step in the process to gain a more detailed understanding of relevant information)

8. Close public hearing
(Unless specifically permitted by the Chair, further testimony is not allowed after the public hearing is closed)

9. Motion
(Motions are made by a PC member with possible conditions)

10. Motion is seconded
(A 2nd is required before the motion can be considered; a motion that fails to obtain a second dies) 

11. PC discussion
(The PC discusses the application and whether it satisfies the required findings)

12. PC Chair requests that the applicant agree to any conditions prior to a vote
(If an applicant does not accept the proposed conditions, the PC may deny the application)

13. Vote
(The decisions of the PC must address relevant findings of fact.  These findings are specified in adopted plans and codes, and
serve to guide zoning and annexation decisions. Relevant findings are itemized in the Staff Report and referred to in the
recommended motion.)

* Note that the Planning Commission may place time limits on presenters.  All presenters should communicate clearly
and concisely, refraining from duplicating detailed information that has been provided by others.
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CITY OF LOVELAND 
 PLANNING COMMISSION MINUTES 

June 11, 2018 
A meeting of the City of Loveland Planning Commission was held in the City Council Chambers 
on June 11, 2018 at 6:30 p.m. Members present: Chairwoman Dowding; and Commissioners 
Roskie, Molloy, Bears and Hammond. Members absent: Commissioners McFall, Fleischer and 
Hitchcock. City Staff present: Bob Paulsen, Current Planning Manager; Laurie Stirman, Assistant 
City Attorney; Lisa Rye, 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. Robert Paulsen, Current Planning Manager, reviewed the agenda items scheduled for the 

Monday, June 25, 2018 Planning Commission meeting.  Currently scheduled are the Kendall 
Brook GDP Amendment, along with the New Vision Charter School for a location and extent 
review. 

 
2. Mr. Paulsen noted that staff has been working diligently on updating the Unified 

Development Code.  It is anticipated that the third draft will be released to the Planning 
Commission and the Title 18 Committee for review within a few weeks.  Title 18 Committee 
Meetings and Planning Commission Study Sessions will resume in the month of July.  
 

CITY ATTORNEY’S OFFICE UPDATES 
 
There was nothing to report from the City Attorney’s office. 
 
COMMITTEE REPORTS 
 
Commissioner Roskie reported on the Title 18 Committee meeting held on June 7th.  Non-
conforming use provisions were discussed and will be a continued topic at the next meeting to 
ensure that the proposed regulations can be implemented by staff and that current practices that 
are working are brought into the Unified Development Code (UDC). 
 
Mr. Paulsen mentioned that City Council will be invited to attend an upcoming Planning 
Commission meeting in July, at which time the UDC update will be addressed. 
 
 
 

https://loveland.viebit.com/
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COMMISSIONER COMMENTS 
 
There were no comments. 
 
APPROVAL OF THE MINUTES 
 
Commissioner Roskie  made a motion to approve the May 14, 2018 minutes; upon a second 
from Commissioner Hovland, the minutes were unanimously approved. 
 
CONSENT AGENDA 
 
There were no items scheduled on the Consent Agenda 
 
REGULAR AGENDA 
 
1.  1001 ½ E Street Variance Request PH – Zoning Board of Adjustment Hearing 

 
Project Description: This public hearing item has been referred from the Zoning Board of 
Adjustment Hearing Officer.  In hearing this item, the Planning Commission will serve in its role 
as the full Zoning Board of Adjustment.  The variance application includes two associated 
variances relating to a residential development on property zoned R3e – Established High 
Density Residential.  The property is located on the northeast corner of East Second Street and 
North Hayes Avenue.  The property includes an existing single family home and a partially 
constructed duplex.  The variance application requests a lot size reduction and a front yard 
setback reduction to accommodate a duplex.  The applicant has been stopped from proceeding 
with construction until the variance issues are resolved and an accurate building permit submittal 
is provided.  Planning staff is recommending approval. 
 
Commissioner Dowding announced the Planning Commission would now be acting as the 
Zoning Board of Adjustment.   
 
Commissioner Hovland disclosed that he is the owner of property next to the subject property 
but indicated that he could vote fairly based on the evidence provided.   
 
 
Commissioner Dowding opened the public hearing at 6:36 p.m. 
 
Emily Tarantini, Current Planning, presented the Zoning Board of Adjustment an overview of 
the location of the subject property, discussed project background, and discussed site plans 
showing previous and current conditions.  The variances requested are (1) a street-side setback 
reduction (the required setback is 15 feet - the applicant is proposing 9 feet 8 inches from 
building to property line; and (2) a lot area square footage reduction (a 3-family layout requires a 
7,000 square foot lot.  This lot is 6,490 square feet). 
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Ms. Tarantini reviewed the history of the property, including a partial demolition in 2016, 
which was completed without a permit. The property was later red-tagged in April 2018 due to 
an expired permit and the construction completed did not adhere to the original building permit 
plans.   
 
Ms. Tarantini displayed site plans showing both previous and current site conditions. Previous 
plans illustrated building Unit 2, and the original building permit proposal for a 266 square foot 
addition.  Current site plans illustrated the newly constructed Unit 3.  Ms. Tarantini explained 
that the existence of 1,490 sq. feet of right of way behind the sidewalks along the adjacent two 
street frontages of the lot helps to accommodate the 3-unit layout and allows it to function 
properly. She added that the addition has made a positive impact on the neighborhood since the 
unit was in need of repair and that the applicant preserved the historic orientation of the lot. 
 
Staff recommended approval of the variances, subject to the following conditions: 

• A site development plan and associated construction plans must be submitted. 
• A building permit must be submitted, and inspections will be required.   

 
 
Commissioner Molloy questioned how long the right of way has been in existence.  Ms. 
Tarantini stated the property was platted in approximately 1920.  Ms.Tarantini indicated that 
the City Transportation office has stated that there are no plans to widen the road or utilize the 
excess right-of-way.   
 
Tyler Folger, applicant, addressed the board, apologizing for the errors made in the steps taken 
to develop the property, and indicated that he is committed to make things right. 
 
CITIZEN COMMENTS: 

 
Chris Browne, neighbor, stated that the further development of the property is an improvement 
and an asset to the neighborhood. 
  
Commissioner Dowding closed the public hearing at 6:55 p.m.  
 
Commission Roskie moved to make the findings listed in Section VII of the Zoning Board of 
Adjustment staff report dated June 11, 2018, and based on those findings: A) Approve the 
requested reduction to the streetside setback.  B) Approve the requested reduction to the lot area 
square footage. Subject to the conditions listed in Section IX, as amended on the record.  
Commissioner Molloy seconded the motion.  

 
COMMISSIONER COMMENTS:  
 

• Commissioner Roskie stressed the importance to consider the variance request on its 
own merits, despite the permitting process errors made by the applicant.  She asked the 
applicant to justify the hardship he experienced preventing him from meeting the 15 foot 
setback and lot size requirements.  Mr. Folger answered that he calculated the usable lot 
size incorrectly and did not account for the required setbacks.  
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• Commissioner Dowding asked the applicant what kind of loss he would experience had 
he met the 15- foot setback.  The applicant confirmed he would have difficulty fitting the 
2- bedroom unit on the lot if he had met the 15- foot setback.   

• Commissioner Roskie stated she wished to amend the findings to show that the hardship 
the applicant experienced is the impracticability of using the property for the zoned 
purpose if it were subject to the standard setback and lot size requirements. 

• Commissioner Molloy added that the hardship is not being able to use the full potential 
of the site due to restrictions on using the adjoining right-of-way. 

• Commissioner Dowding indicated that, based on the information presented, both 
variances are acceptable to her and agreed that the layout of the 2- story unit is well- 
designed. 

 
 
Tyler Folger accepted the recommended conditions as amended by staff. 
 
The motion was unanimously approved.  
 
Commissioner Dowding announced that this concluded the business of the  Zoning Board of 
Adjustment. Further business on the agenda would be conducted with the board acting in its 
capacity as the Planning Commission. 

 
Commissioner Dowding called for a recess at 7:06 p.m. 
Commissioner Dowding called the meeting to order at 7:15 p.m. 
 
2.  Annexation and Zoning Request PH -- Hendricks First Addition 
 
Project Description:  This is a public hearing to consider annexation and the establishment of R3-
High-Density Residential Zoning for a 25.7-acre property located in the southern portion of 
Loveland to the west Highway 287 and north of 19th Street SE.  The property is owned by North 
Loveland LLC and Derby Hill Baptist Church.  The site is part of a Larimer County enclave that 
is surrounded by properties that have been incorporated into the City. The applicant is pursuing 
annexation and zoning in order to allow future residential development.  Concerns have been 
expressed by neighbors that future development of higher-density residential uses would not be 
compatible with existing development and would create traffic impacts.  The annexation and 
zoning requests are consistent with the Comprehensive Plan and staff is recommending approval 
of both requests.  The Planning Commission's role is to conduct a public hearing and make 
recommendations to the City Council for final action. 
 
Commissioner Dowding opened the public hearing at 7:20 p.m. 
 
Jennifer Hewett-Apperson, Strategic Planning, introduced applications, indicating the location 
of the subject property and describing the requests for annexation and zoning.  She spoke of a 
neighborhood meeting which was held April 5, 2018 and over 30 people attended.  Concerns the 
community shared at the meeting were increased density, traffic impacts, property value impact, 
and changes to the character of the area relating to the proposed  high density residential zoning.  
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Ms. Hewett-Apperson explained that R3 zoning and residential uses of a similar density to that 
allowed by the proposed zoning exist in the immediate vicinity.  She indicated that the proposed 
zoning is compatible with the Comprehensive Plan and explained that the higher-density 
designation has been in existence for several years.  This higher-density designation is likely due 
to the property's proximity to Highway 287.  Ms. Hewett-Apperson indicated that there are no 
development plans available for review at this time, and any future development is subject to the 
Loveland development review processes.  She emphasized that there are safeguards in place to 
ensure community concerns are addressed.   
 
Lee Martin, Landmark Engineering, introduced himself as the applicant, indicated that the staff 
presentation had been thorough, and welcomed questions from the Commission. Commissioner 
Molloy asked what the timing was for development.  Mr. Martin stated there are no plans for 
development at this time; the applicant is currently interested in having the property annexed and 
zoned to allow for future development. 
 
Chair Dowding opened the hearing for public testimony. 
 
William Giudici, homeowner in the Sierra Valley Subdivision, spoke of traffic concerns along 
Valency Drive.  There is a potential for a significant increase in traffic and he wanted to ensure 
that the safety of the public is considered. 
 
Mary Sanger, a resident of the area, spoke of the stormwater detention ponds (Wernimont Ponds) 
in the area and shared her concerns about people having access to the area via Valency Drive.  
With the existence of the ponds, she believes this is an area that requires greater security due to 
the increase in people. Ms. Hewett-Apperson offered clarification to the Commissioners of the 
City-owned detention pond area that Ms. Singer spoke of.  
 
Commissioner Molloy asked if there were any plans for a traffic light at the north end of Valency 
Drive.  Mr. Martin answered that there were no plans. 
 
Commissioner Hammond asked what the idea behind the purchase of the property.  Mr. Martin 
answered that it would be purchased to be zoned R3 and then sold for further development. 
 
Mr. Paulsen explained that once the zoning is approved, the property would go through 
administrative review, and will not return to the Planning Commission following annexation and 
zoning. 
 
Ms. Roskie asked who owns the pond and if there is public access.  Mr. Martin answered that 
the City owns the pond and confirmed there is no direct public access.  
 
 
Commissioner Dowding closed the public hearing at 7:38 p.m. 
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Commission Roskie moved to make the findings listed in Section VII of the Planning 
Commission staff report dated June 11, 2018, and, based on those findings, recommend that City 
Council approve the Hendricks First Addition subject to the conditions listed in Section VIII, and 
zone the addition to R3 – Developing High Density Residential. Commissioner Hammond 
seconded the motion. 
 
 
COMMISSIONER COMMENTS:  
 

• Commissioner Molloy agreed that the zoning and annexation of the property falls within 
the Comprehensive Plan.  

• Commissioner Dowding believed the requested zoning and annexation to be appropriate 
especially since the property is part of an enclave.  She likes the idea of the city growing 
in whole pieces instead of piecemeal.  She is hopeful that the city will take appropriate 
steps to prevent unauthorized access to the ponds. 
 

 
Mr. Lee Martin stated that the applicant accepts the conditions as written.  
 
The motion was unanimously approved.   
 

ADJOURNMENT 

 
Commissioner Roskie made a motion to adjourn. Upon a second by Commissioner Hovland, 
the motion was unanimously adopted. 
 
Commissioner Dowding adjourned the meeting 7:43 pm.  
 
 
 
Approved by:          
  Carol Dowding, Planning Commission Chair 
 
 
 
 
           
  Lisa Rye, 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 
June 25, 2018 

Agenda #: 
Title: 

Regular Agenda - #1  
Kendall Brook GDP Amendment 

Applicant: Real Estate Equities 

Request: General Development Plan 
Amendment 

Location: Northwest corner of N. Taft Ave. & 
W. 43rd St.

Existing Zoning: Kendall Brook Planned Unit 
Development  

Proposed Use: Senior housing   
Staff Planner: Jennifer Hewett-Apperson 

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

Recommended Motions: 
1. Move to make the findings listed in Section VII of the

Planning Commission staff report dated June 25,
2018 and, based on those findings, recommend that
City Council approve the Kendall Brook Business
Park General Development Plan Amendment,
subject to the conditions in Section VIII, as amended
on the record.

Summary of Analysis 
This is a public hearing to consider an amendment to the Kendall Brook Business Park General Development 
Plan (GDP). The amendment proposes to increase the maximum allowable building height for multifamily 
from 40 feet to 45 feet and seeks to increase the maximum number of multifamily dwelling units from 184 to 
242. These changes are sought to allow for the development of a cooperatively owned senior housing
community. Any changes to allowed uses in a GDP require an amendment to the GDP, and such amendments
are heard by both the Planning Commission and the City Council at public hearings. If the amendments are
approved, any development will need to submit Preliminary Development Plan, Final Development Plan, and
building permit applications for review prior to construction.
The 168.28-acre PUD is generally located northwest of N. Taft Avenue and W. 43rd Street. The area 
proposed for the senior community consists of 3.59 acres located at the southeast corner of the PUD, and 
shown on the GDP as Parcel H.  
The proposal meets all requirements of the Municipal Code and requirements relevant to amending a General 
Development Plan. Staff believes that all key issues have been resolved. The Commission’s recommendation 
on the matter will be forwarded to the City Council, who have final decision-making authority on the GDP 
amendments.   
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I. VICINITY MAP  
 

 
 
 
II. SUMMARY 
 
Acronyms 
 
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 a 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 that is suitable to the site, and both internally and 
externally compatible.  

GDP: General Development Plan establishes the zoning, density/intensity 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 

Kendall Brook PUD 

Proposed Senior 
Housing Community 

W. 43rd St. 
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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 on the basis of the zoning requirements 
of the applicable GDP.  This plan must be approved by Planning Commission, subject to 
appeal to City Council. 

FDP: Final Development Pan is typically the final step of design preparing for actual 
construction of one or more uses on the site. Its contents are reviewed on the basis of the 
zoning requirements of the applicable GDP, the preliminary design that was approved at 
the PDP stage, and applicable City standards for installation of public improvements.  
Whenever possible, the City seeks to have the FDP combined with the Site Development 
Plan which is the first half of the building permit for the site.   

ACF: Adequate Community Facilities is a program adopted by the City of Loveland to ensure 
that the community facilities needed to support new development, including fire 
protection, transportation, water, wastewater, stormwater, and power, meet or exceed 
defined levels of service. Staff from each applicable department evaluate a proposed 
development in order to ensure that it can meet ACF criteria and that negative impacts to 
infrastructure will not occur with the development. 

 
 
Location and Size  
 
The overall Kendall Brook PUD is 158.82 acres in size and located west of N. Taft Ave., south of W. 50th 
St., north of W. 43rd St. and east of Glen Isle Dr. It consists primarily of single-family residential 
development, with a multi-family senior living community fronting W. 43rd St., and a 3.59 acre vacant 
parcel at the corner of W. 43rd St. and N. Taft Ave. intended for mixed use development. The City of 
Loveland Recreation Trail meanders north-south through the center of the PUD. 
 
 
History 
 
The entire Kendall Brook PUD was annexed in 2000 as the Kendall Brook Addition. A GDP was approved 
at the time of annexation, establishing PUD zoning that allows for a variety of residential uses on the 
majority of the site, as well as provided for mixed use development on Outlots A, B and C (parcels G and 
H on the GDP pictured on the following page). Permissible uses on these mixed use parcels include 
multifamily residential, retail, office and commercial services. The GDP provided for 594 total dwelling 
units on 158.82 acres, with a gross residential density of 3.74 dwelling units/acre (DUA), which is consistent 
with the 2 – 4 DUA permitted within the Low Density Residential (LDR) comprehensive plan category. Of 
the 594 units, 410 were single family and 184 were multifamily. Since the initial annexation and zoning, 
the following development applications have been approved: 
 

2002 Kendall Brook First Subdivision, is approved, establishing the boundaries of 
residential lots, outlots and tracts within the Addition. 
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2002 FDP approved for all parcels except those designated for mixed use, providing for 
development of 405 single family units on 145.67 acres. 

2007 FDP approved for Kendall Brook Fourth Subdivision, which provided for 
development of 117-unit senior housing community known as Sugar Valley Estates 
on 4.58 acres (Parcel G on the GDP below).  

2016 PDP for Kendall Brook Townhomes (Kendall Brook Fourth Addition) approved.   
2017 FDP/SDP approved for Kendall Brook Townhomes (Kendall Brook Fourth 

Addition, parcel B-1 on map below), providing for development of 84 dwelling units 
southwest of the intersection of W. 50th St. and the Louden Ditch. 

 

 
The GDP amendment under consideration with this application concerns allowed uses within portions of Area H on the 
map above.  
 
Current Proposal 
 
Use 
A GDP functions as the zoning document for a larger, multi-lot development, and the uses allowed in the 
development are specified in the document. For Kendall Brook, the GDP primarily allows single-family 
uses, with Outlots A, B and C (Parcels G and H on the GDP) designated for a mix of uses. A detailed list 
of specific types of uses is also provided for each area. The senior housing community proposed for Outlot 
C (Parcel H on the GDP) is a permissible use within the GDP, but requires an amendment to the GDP since 
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more dwelling units are proposed than currently remain available in Kendall Brook, as specified by the 
GDP. 
 
Design Standards 
The original Kendall Brook GDP includes detailed architectural, landscape, and site design standards. The 
proposed amendment to the GDP seeks to increase the maximum allowable height of multifamily buildings 
from 40 feet to 45 feet.  This increase in height is being sought in order to accommodate a structure with a 
below ground parking deck as well as a pitched roof. The applicant has indicated that the current maximum 
height might accommodate a building with a flat roof, but are seeking to use a pitched roof that would more 
closely resemble other buildings in Kendall Brook. 
 
Compliance with these design standards will be ensured through a review of future PDP applications by 
both staff and the Planning Commission.   
 
Transportation 
The proposed GDP amendment provides for an already permissible use within the GDP, though increases 
the number of dwelling units. Traffic Impact Studies will be required with subsequent Development Plan 
submittals. Full analysis of traffic impacts along with street design specific to the development will be 
reviewed and any measures needed to mitigate traffic impacts will be addressed at that time. 
 
 
III. SITE DATA 
 

ACREAGE OF GDP-GROSS ....................................................... 168.28 AC 
ACREAGE OF OUTLOT C .......................................................... 3.59 AC  
MASTER PLAN DESIGNATION .................................................. MIXED USE (PARCEL H ON GDP) 
EXISTING ZONING.................................................................... PUD-KENDALL BROOK 
EXISTING USE OF PUD ............................................................ SINGLE-FAMILY RESIDENTIAL & SENIOR 

HOUSING 
EXISTING USE OF OUTLOT C ................................................... VACANT 
EXIST ADJ ZONING & USE - NORTH ........................................ PUD-KENDALL BROOK/ SINGLE-FAMILY 
EXIST ADJ ZONING & USE - SOUTH ........................................ PUD-GREENBRIAR/ COMMERCIAL (7-11) 
EXIST ADJ ZONING & USE - WEST .......................................... PUD-KENDALL BROOK/ SENIOR HOUSING   
EXIST ADJ ZONING & USE - EAST ........................................... R1-DEVELOPING LOW-DENSITY RESIDENTIAL/ 

SINGLE-FAMILY RESIDENTIAL 
UTILITY SERVICE – WATER ..................................................... CITY OF LOVELAND 
UTILITY SERVICE –SEWER ...................................................... CITY OF LOVELAND 
UTILITY SERVICE – ELECTRIC ................................................. CITY OF LOVELAND  

 
 
IV. KEY ISSUES 
 
City staff believes that all key issues have been addressed in the development proposal. There were 
approximately 5 attendees at the neighborhood meeting who requested a rendering of how the proposed 
building would compare with adjacent development. 
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V. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 
 
A. Notification: Affidavits were received from Marc Liberati of Vertex certifying that written notice of 

the neighborhood meeting was mailed to all property owners within 1,200 feet of the property on May 
8, 2018 and that a notice of the neighborhood meeting was posted in a prominent location on the 
perimeter of the property on May 8, 2017, and similarly that notice was mailed on June 8, 2018 and a 
sign posted on the same day for the Planning Commission hearing. In addition, a notice of the public 
hearing was published in the Reporter Herald on June 9, 2018.   

 
B. Neighborhood Response: A neighborhood meeting was held at 6:00 p.m. on May 24, 2018 in the 

Loveland Development Center. The meeting was attended by the applicant, the applicant’s consultant, 
and city staff, with approximately five area residents in attendance. The attendees’ were interested in 
why the proposed height increase was being requested and what the proposed building would look 
like in context with existing development. The attendees did not express objection to the specific use 
proposed.  
 
 

VI. FINDINGS AND ANALYSIS 
 
The chapters and sections cited below are from the Loveland Municipal Code pertaining to PUD General 
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.D.4.a: The general development plan conforms to the requirements of 
Chapter 18.41 (Planned Unit Development Zone District Requirements and Procedures), to the 
city’s master plans and to any applicable area plan. 

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

• The objectives of PUDs and the requirements for general development plans, as described 
in Municipal Code Chapter 18.41 (PUD Zoning) are met with the proposed amendment to 
the Kendall Brook GDP. Any future development on the subject property must submit a 
preliminary development plan and a final development application, which will shall meet 
the requirements for preliminary and final development plans as described in the same 
chapter. 

• The Land Use Plan within the Create Loveland Comprehensive Plan designates the area of 
the subject property as Low Density Residential (LDR), which allows for a gross density 
range of 2 – 4 DUA. Multifamily developments such as the senior housing community 
proposed are identified as an appropriate component of the Low Density Residential land 
use mix in appropriate locations and when designed to be compatible with the surrounding 
area. The current maximum of 594 dwelling units in Kendall Brook yields a gross density 
of 3.74 DUA. The proposed increase to 654 dwelling units would yield a gross density of 
4.10 DUA, which is still within the acceptable range for the LDR category. Additionally, 
higher density for Parcel H/Outlot C is appropriate given its location at the intersection of 
two major roadways. 
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2. 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. 

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

• The increase in allowable dwelling units and building height to allow for development of a 
senior housing community at the southeastern corner of Kendall Brook is not anticipated to 
be detrimental to the other uses within the PUD.  Senior housing typically has fewer impacts 
on community facilities, such as roads and schools. A similar use currently exists within 
Kendall Brook immediately to the west of the parcel in question. In addition, the five foot 
increase in multifamily building height proposed is not a substantial increase and will have 
very minimal impacts on adjacent properties. 

• No specific objections to the increase in dwelling units or building height were voiced at the 
neighborhood meeting.  

 
3. 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 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 elements of community-wide significance as identified in the town image 
map. 

 
Current Planning: Staff believes that these findings can be met based on the following facts:  
• (finding i) An appropriate setback will be provided along both N. Taft Avenue and W. 43rd 

Street which will include landscaping in compliance with the standards established in the 
GDP.   

• (finding ii) A specific site plan is not reviewed with the current GDP amendment concerning 
allowed uses. However, the site design standards proposed to be included with the 
amendment will foster the implementation of the design goals of adopted plans. The addition 
of sidewalks, bike lanes, and other transportation improvements will be assessed with future 
site-specific development plans.  

• (finding iii) The existing GDP incorporates landscape design standards that include buffering 
along the adjacent streets. The existing GDP architectural standards will apply to any 
development within Kendall Brook. 
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• (finding iv) There are no environmentally sensitive areas within Outlot C/Parcel H of Kendall 
Brook. 

• (finding v) There are no elements of community-wide significance identified in the town 
image map within the GDP boundaries. 
 

B. City Utilities and Services 
 

1. Section 18.41.050.D.4.b: Development permitted by the GDP 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 GDP or reasonable 
conditions designed to mitigate the negative impacts. 

2. Section 18.41.050.D.4.c.vi: Whether development permitted by the GDP will be complementary 
to and in harmony with existing development and future development plans for the area in which 
the GDP 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. 
 

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

• No transportation vesting will be granted with this GDP amendment and specific requirements 
shall be determined with each site specific development plan application and review. Staff 
notes that Traffic Impact Studies will be required with subsequent submittals of Development 
Plans. Full analysis of traffic impacts along with street design specific to the development will 
be reviewed and any measures needed to mitigate traffic impacts will be addressed at that time. 
 

Fire Prevention: Staff believes that these findings can be met based on the following facts: 
• The development site will comply with the requirements in the ACF Ordinance for response 

distance requirements from the first due Engine Company. 
• The amendment to the GDP/PDP for senior housing 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: 

• The GDP is consistent with the Department’s Water and Wastewater master plan by being consistent 
with the 2015 Comprehensive Master Plan.  

• The proposed development will not negatively impact City water and wastewater facilities. 
 

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. 
 

Power: Staff believes that these findings can be met based on the following facts: 
• This development is situated within the City’s current service area for power. The 

Department finds that the Development will be compliant to ACF for the following reasons: 
• The proposed development will not negatively impact City power facilities. 
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• The proposed public facilities and services are adequate and consistent with the 
City’s utility planning and provides for efficient and cost-effective delivery of City 
power. 
 

 
VII. RECOMMENDED CONDITIONS 
 
The existing conditions on the Kendall Brook GDP, as listed on the cover of the GDP, will continue to 
apply to the entirety of Kendall Brook. No additional conditions are recommended as a result of the 
proposed GDP Amendment. 
 
 
VIII.        ATTACHMENTS 
 

A. Amended General Development Plan 
B. Applicant’s Statement of Findings 
C. Application  
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March 15, 2018 

Planning Division 
City of Loveland 
410 E. 5th Street 
Loveland, Colorado 80537 

Re: Findings Statement, Parcel H of Kendall Brook GDP (aka Outlot C, Kendall Brook First 
Subdivision) 

To whom it may concern: 

This letter is the requested response to the PUD/GDP application checklist, item #11, Findings Statement. 

The subject parcel, Parcel H, is part of the Kendall Brook GDP that was approved September 26, 2000. 
Parcel H is the last parcel to be developed within the GDP. A three-story, 58-unit owner occupied senior 
living cooperative facility, to be designed in compliance with Loveland Zoning Code, is planned for the 
parcel.  

Current infrastructure within the GDP limits and adjacent ROW appear to be final, build-out conditions and 
are complete. It is believed that said infrastructure was designed, approved and constructed to account for 
development within the GDP limits along with adjacent future infrastructure demands, therefore it is assumed 
no further infrastructure improvements are needed or required for the development of Parcel H.  Based on 
this, it is believed Parcel H will not have any negative impact on traffic, utilities, or adjacent properties. 

The development of the site will comply, as applicable, to the zoning code through ongoing review and 
coordination with Loveland development review staff. Some items that will comply to the zoning code, but 
not limited to, are: 

1) The building exterior will be sympathetic to the adjacent neighborhood as to blend in.
2) Development of the site will allow for the balance of pedestrian to vehicular uses on-site and in

conjunction with already constructed adjacent infrastructure.
3) Landscaping will be utilized to enhance the development, assist in softening the proposed building

and provide vegetation and/or berming  for screening.

Overall, the proposed development appears to be a great fit for Parcel H and will fit into the neighborhood 
seamlessly. The development team looks forward to the next steps in the review process with Loveland and 
hearing feedback from the application. 

Best Regards, 

Marc Liberati 

Attachment B
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