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Planning Commission Staff Report  
January 9, 2012 

 
  Agenda #: Regular Agenda - 1 

Title: Mariana Butte 25th Subdivision 
PUD Preliminary Development Plan 
and Preliminary Plat  

Applicant: Jess Rodriguez  

Request: Preliminary Development Plan and 
Preliminary Plat  

Location: Generally located on the north side 
of W. 1st Street between Namaqua 
Avenue and Crestone Drive. 

Existing Zoning:     Planned Unit Development  

Staff Planner: Troy Bliss 

 
  

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 this 

report dated January 9, 2012 and, based on those 
findings, approve Resolution #12-01 thereby approving 
the Mariana Butte 25th Subdivision PUD Preliminary 
Development Plan subject to the conditions listed in said 
report, as amended on the record, and 

2. Move to make the findings listed in Section VIII of this 
report dated January 9, 2012 and, based on those 
findings, approve the Mariana Butte 25th Subdivision 
subject to the conditions listed in said report, as amended 
on the record. 

3. Subject to the Colorado Revised State Statutes, Title 24, 
Article 65.5, staff recommends that the City of Loveland 
Planning Commission conduct a public hearing for 
notification of mineral estate owners for the Mariana 
Butte 25th Subdivision.  No motion or action shall be 
made by the City of Loveland Planning Commission. 

 

Summary of Analysis 
This is a public hearing item to consider the Mariana Butte 25th PUD Preliminary Development Plan (PDP) 
and Preliminary Plat. The PDP proposes a residential development consisting of 51 total units (46 paired 
single family units and 5 single family detached units).  The preliminary plat would create 51 residential lots 
along with associated outlots for landscaping and bufferyards. Additionally, the plat is reserving 
approximately an acre of ground for dedication to the Loveland Historical Society in connection with the 
Medina Family plot.  The PDP complies with the General Development Plan (GDP) for Mariana Butte PUD 
as amended, which permits a mix of residential uses within the parcels.    

Staff believes that all key issues have been resolved based on City Code and standards contained in the GDP. 
Neighborhood residents have shared their concerns with the density, traffic, building materials, parking, 
landscaping and overall compatibility of the development. In response to the comments received during the 
course of this project, the applicant has responded in kind with associated plan changes.  A neighborhood 
meeting was held on November 16, 2011 where a general consensus of neighborhood acceptance was 
conveyed.  Additionally, because this property includes severed mineral interests, the public hearing is also 
being held to facilitate Colorado Revised State Statute Requirements. 

Development Services 
Current Planning 

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

www.cityofloveland.org 
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I. ATTACHMENTS 
1. Resolution #12-01 
2. Mariana Butte GDP Amendment approved in 2009 (for reference) 
3. Thompson School District Letter 
4. Traffic Excerpts 
5. Mariana Butte 25th Preliminary Development Plan 
6. Mariana Butte 25th Subdivision Preliminary Plat 

 
 
II. VICINITY MAP 
 
 

 
 
 
 
 
 
 
 
 

III. PROJECT DESCRIPTION 
 
Summary 
The application is for a Preliminary Development Plan (PDP) and a Preliminary Plat for the 
Mariana Butte 25th Subdivision. The property is located on the north side of W. 1st Street between 
Namaqua Avenue and Crestone Drive, within the Mariana Butte Planned Unit Development.  The 
property contains approximately two separate parcels (Lot 1, Block 12, Mariana Butte Seventh 
Subdivision (Parcel A) and a portion of Tract A, Mariana Butte PUD First Subdivision (Parcel B)) 
totaling approximately 13 acres in size.  
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 Figure 1. Proposed Plat 
 

 
The PDP proposes 51 residential dwellings within the development to allow for 5 single family 
detached structures and 46 single family paired units. Proposed lot sizes range from approximately 
2600 square feet to 3250 square feet.  Proposed lot sizes are quite small in comparison to other 
developments within the Mariana Butte PUD, however the intent is to maximize open space within 
the subdivision and reduce private maintenance responsibilities.  Landscape bufferyards along West 
1st Street and Crestone Drive have been supplemented to provide additional screening and plant 
material. The PDP does not contemplate any development on the acre of land reserved for 
dedication to the Loveland Historical Society (referenced on the PDP as Parcel C).  Any future 
improvements contemplated by the Loveland Historical Society for the Medina Family plot would 
be subject to the provisions of the Mariana Butte GDP, as amended and all other applicable City of 
Loveland requirements.   
 
General Development Plan Compliance 
An amendment to the Mariana Butte General Development Plan (GDP) was approved by the City 
Council on November 3, 2009 concerning these parcels.  This amendment changed the land use 
designations from church and daycare to single family detached residential and single family paired 
residential. Additionally,  density and dwelling unit caps were established for compatibility with 
surrounding development (gross density not to exceed 4 units per acre, Parcel A limited to 9 
dwelling units, and Parcel B limited to 45 dwelling units). The General Development Plan (GDP) 
Amendment for Mariana Butte is included as Attachment 2 to this report. The proposed PDP must 
demonstrate compliance with the GDP. Table 1 provides a comparison of the proposed use, number 
of units, density and building materials between the PDP and the GDP. 
 

Table 1. PDP Amendment Comparison 
 GDP Allowance Compared To: Proposed PDP 

Use Single Family Detached and 
Single Family Paired 

Residential, Open Space 
 

Single Family Detached & 
Single Family Paired, 

Open Space 
Number of Units Parcel A: 9 

Parcel B: 45  51 total: 5 detached &  
46 paired units 

Density: Gross 4  Parcel A: 3.4 
Parcel B: 3.9 (4.3 - less 
Parcel C for dedication) 
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Density: Net 
(less open space 
outlots & 1st Street 
ROW) 

5  
Parcel A: 4.4 
Parcel B: 4.8 (5.4 – less 
Parcel C for dedication) 

Building Materials:  
Siding 

Brick, stone, hardboard lap 
siding, vinyl, stucco or 
synthetic stucco, or as 
allowed by a PDP or FDP  

 Stucco, Stone, Brick, and 
Lap Siding. 

Building Materials:  
Roofing 

Gabled, Mansard or other 
roof forms with a minimum 
5/12 pitch are encouraged. 

 Gabled roof forms. 

Building Height: 35 feet  35 feet and less 
 
 
 
IV. KEY ISSUES 
 
City staff believes that all key issues have been addressed in the development proposal and through 
the recommended conditions of approval. Neighborhood residents have voiced concerns regarding 
density, traffic, building materials, parking, landscaping and overall compatibility of the 
development. As a result of the comments received during City review at the neighborhood 
meetings, the applicant has incorporated suggested changes. With the access to Parcel A coming 
from Crestone Drive, landscape buffering/open space, conceptual building designs and the use 
allowances in the General Development Plan, staff has completed review, evaluated the 
neighborhood concerns and believes that the development is compatible with the intent of the 
Mariana Butte PUD and the surrounding residential areas. 
 
 
V. SITE DATA 
 
ACREAGE OF SITE-PDP, GROSS ..................................................... 13.068 AC 
ACREAGE OF THE PRELIMINARY PLAT  .......................................... 13.068 AC 
ZONING .......................................................................................... PUD (MARIANA BUTTE GDP) 
EXISTING USE ................................................................................ VACANT PARCELS (TWO SEPARATE 
PARCELS – LOT 1, BLOCK 12 MARIANA BUTTE SEVENTH SUBDIVISION AND PORTION OF TRACT A MARIANA 
BUTTE FIRST SUBDIVISION) 
PROPOSED USE .............................................................................. 51 LOTS; 5 SINGLE-FAMILY DETACHED & 

46  SINGLE-FAMILY PAIRED RESIDENCES 
 
GROSS DENSITY (DU/ACRE)………………………………………4.2 DU/AC 
DENSITY EXCLUDING OPEN SPACE AND ROW .............................. 5.1 DU/AC (LESS PARCEL C FOR 

DEDICATION) 
EXIST ADJ ZONING & USE - EAST ................................................. LARIMER COUNTY R-RESIDENTIAL AND 

R1-DEVELOPING LOW DENSITY 
RESIDENTIAL, VACANT/UNDEVELOPED 

EXIST ADJ ZONING & USE - SOUTH ............................................... LARIMER COUNTY R-RESIDENTIAL 
EXIST ADJ ZONING & USE - WEST ................................................ PUD (MARIANA BUTTE GDP), 

RESIDENTIAL 
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EXIST ADJ ZONING & USE - NORTH .............................................. PUD (MARIANA BUTTE GDP), 
RESIDENTIAL AND R1-DEVELOPING LOW 
DENSITY RESIDENTIAL, ELEMENTARY 
SCHOOL 

 
UTILITY SERVICE - SEWER ............................................................ CITY OF LOVELAND 
UTILITY SERVICE - ELECTRIC ........................................................ CITY OF LOVELAND 
UTILITY SERVICE - WATER ............................................................ CITY OF LOVELAND 
 
 
VI. BACKGROUND 
 
The following represents a timeline for the background of the development: 
 
July, 1982 The property was annexed to the City of Loveland as part of the Mariana 

Butte Third Addition with a master plan approved for the entire 
development.   

 
January, 1994  The Mariana Butte PUD First Subdivision was approved by City Council. 
   
November, 2009 An amended GDP for the Mariana Butte PUD concerning Lot 1, Block 12 

of the Mariana Butte 7th Subdivision and a portion of Tract A, Mariana 
Butte PUD 1st Subdivision was approved by City Council.  This 
amendment changed the land use designations from church and daycare to 
single family detached residential and single family paired residential.  It 
also established densities and maximum number of dwelling units on each 
parcel. 

 
  
VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 
 
A. Notification 
An affidavit was received from KBN Engineers which certifies that the surrounding property 
owners within 500 feet of the property were notified on November 1, 2011 of a neighborhood 
meeting held on November 16, 2011.  An affidavit was also received from KBN Engineering which 
certifies that the surrounding property owners within 500 feet of the property were notified on 
December 20, 2011, and a notice was posted in a prominent location on the perimeter of the project 
site on December 20, 2011.  In addition, a notice was published in the Reporter Herald on 
December 24, 2011.  All notices stated that the Planning Commission will hold a public hearing on 
January 9, 2012 to consider the matter. 
 
B. Neighborhood Response 
A neighborhood meeting was held on November 16, 2011. There were approximately 20 neighbors, 
along with the applicant, consultant and city staff, in attendance at the neighborhood meeting.  
Questions and concerns raised at the neighborhood meeting were limited as much of the concerns 
had been brought up in prior meetings during the GDP Amendment process.  This meeting was an 
opportunity to identify how prior concerns had been addressed (including but density, subdivision 
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layout, open space and access) with the project and respond to additional questions and concerns.  
Those raised included: 
 

• Neighborhood Structure – Will this subdivision have a separate HOA? Yes. 
 

• Building Orientation and Size – All units will have driveway access from internal public 
streets.  Buildings will be 35 feet in height or less (depending on single or two-story 
configurations).  All homes will not exceed the boundary of the platted lots.  Building 
footprints will be no greater than 2600 to 3250 square feet. 

 
• Internal Public Street Configurations – Due to the proximity of Namaqua Elementary 

School, neighbors anticipate parents parking along local streets within this subdivision to 
pick-up/drop-off children.  Questions rose as to whether or not the streets would 
accommodate on-street parking.  All local streets within this subdivision would include 
parking on both sides of the street. 

 
• Parking for Loveland Historic Society, Medina Family plot land – Questions arose as to 

whether or not any parking would be provided within this development for the Medina 
Family Cemetery.  No designated parking is being provided.  Parking would be allowed 
along the public streets within this subdivision.  Any future parking needs would be 
evaluated with any improvements to the site by the Loveland Historic Society. 

 
• Landscape Improvements along W. 1st Street and Crestone Drive – Neighbors were curious 

as to what the landscaping along W. 1st Street and Crestone Drive would look like.  
Generally, along W. 1st Street, landscape improvements would be similar in nature to the 
landscape design directly west along the north side of W. 1st Street.  This development also 
proposes undulating berms for screening and overall design of the landscape.  West 1st 
Street would include a detached sidewalk with a row of street trees between the sidewalk 
and street.  Crestone Drive would also include a detached sidewalk with a row of street trees 
between the sidewalk and street.  Due to a lack of frontage along Crestone Drive, the extent 
of landscape improvements are not as great compared to W. 1st Street. 

 
C. School District Participation 

Due to Namaqua Elementary School being directly north of this subdivision, collaboration 
with the School District on the connection of Osceola Place to their private drive at the 
northeast corner of the site was conducted.  The intent behind the design was to minimize 
traffic from this subdivision onto the school’s private drive.  An agreed upon solution was 
that residents could access the neighborhood from Namaqua Avenue via approximately 200 
feet of the school’s private drive onto Osceola Place.  This was to be the only access point to 
the school’s private drive limiting movements to a right-out from Osceola Place and a left-in 
onto Osceola Place.  In addition, the north edge of this site was of concern to the School 
District relative to school children safety.  Not only did vehicle access need to be considered 
but so did pedestrian access.  The School District was interested in a barrier between the 
school and this subdivision.  Initially, the proposal was to include a chain-link fence.  
However, to complement the residential character and provide some privacy to future 
residents, a 6 foot vinyl shadowbox fence is being proposed.  These issues were caputured 
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in a letter from the Thompson School District dated August 20, 2011 (Attachment 3) which 
have been addressed through the application process.  

 
 
VIII. FINDINGS AND ANALYSIS 
 
A. City Utilities and Services 
 

1. Loveland Municipal Code 
a. Section 18.41.050.E.2: 

(i) Development permitted by the PDP will not have negative impacts on City 
utilities.  If such impacts exist, Section 18.41.050.D.4(b) of the Loveland Municipal 
Code requires City staff to recommend either disapproval of the PDP or reasonable 
conditions designed to mitigate the negative impacts. 
(ii) Whether development permitted by the PDP will be complementary to and in 
harmony with existing development and future development plans for the area in 
which the PDP is located by incorporating public facilities or infrastructure, or 
cash-in-lieu, that are reasonably related to the proposed development so that the 
proposed development will not negatively  impact the levels of service of the City's 
services and facilities. 

b. Section 16.20.030: 
(i) The proposed public facilities and services are adequate, consistent with the 
City's utility planning, and capable of being provided in a timely and efficient 
manner. 
(ii) The subdivision complies with the water rights requirements in Title 19. 
(iii) The subdivision has been reviewed in accordance with the Loveland 
Comprehensive Master Plan, including the Parks and Recreation Functional Master 
Plan, and other pertinent plans approved and adopted by the City, to insure that the 
subdivision is designed in accordance with good engineering practices and provides 
for safe and convenient movement. 

c. Section 16.24.012: Electric and water distribution system improvements. sewer 
collection improvements, storm drainage control facilities, and other improvements 
as required to be constructed with the subdivision have been designed in accordance 
with the City of Loveland "Storm Drainage Criteria Manual," 1986 Edition, as 
amended and the latest edition of the "Development Standards and Specifications 
Governing the Construction of Public Improvements."   

d. Section 16.24.090: 
(i) All new and replacement sanitary sewer and water supply systems have been 
designed to minimize or eliminate infiltration of floodwaters in the system. 
(ii) The subdivision proposal has adequate drainage provided to reduce exposure 
to flood damage. 
(iii) The subdivision proposal has public utilities and facilities such as sewer, gas, 
electrical, and water systems located and constructed to minimize flood damage. 
(iv) The development proposal conforms to all federal, state, and local floodplain 
regulations. 
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(v) When deemed necessary by the Director of Community Services or the 
Planning Commission for the health, safety, or welfare of the present or future 
population of the area or necessary to the conservation of water, drainage, and 
sanitary facilities, the subdivision of land within the flood fringe and floodway, or 
any stream, river, or drainage course has been prohibited. 

e. Section 16.24.140: All proposed utility facilities, including, but not limited to, gas, 
electric power, telephone, and CATV cables, are located underground.  Where 
practical, existing utility facilities located above ground, except when located in a 
public right-of-way, are to be removed and placed underground. 

f. Chapter 16.41: A positive determination of adequacy, or a positive determination of 
adequacy with conditions, has been made in accordance with Section 16.41.100 for 
fire protection and emergency rescue services, Section 16.41.120 for water facilities 
and services, Section 16.41.130 for wastewater facilities and services, Section 
16.41.140 for storm drainage facilities, and Section 16.41.150 for power. 

 
Current Planning (Section 18.41.050.E.2) 

 The PDP will be complementary to and in harmony with existing development.  The type 
and size of residential units are consistent with those directly north and west within the 
Mariana Butte PUD.  Open space throughout the subdivision has been designed to 
complement and tie into existing development by providing open corridors for neighborhood 
amenities and completion of the overall streetscape design. 

 
Fire Protection and Emergency Rescue Services (Section 16.41.100)  
Fire protection and emergency rescue service (ERS) shall be deemed to be adequate and 
available for a proposed development is such services for the development meets or exceeds 
the applicable adopted level of service provided in Appendix A, and: (1) Adequate fire 
protection services and ERS are currently in place or will be in place prior to issuance of a 
building permit for the development; or (2) Provision of adequate fire protection service and 
ERS are a condition of the development application approval and are guaranteed to be 
provided at or before the approval of a final plat or issuance of the first building permit for 
the proposed development; or (3) Facilities necessary for providing adequate fire protection 
services and ERS are under construction and will be available at the time that the impacts of 
the proposed development will occur, or (4) Provision of fire protection service and ERS are 
guaranteed by an executed and enforceable development agreement which ensures that such 
service will be in place at the time that the impacts of the proposed development will occur. 

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

• The furthest point within this development is approximately 2 miles from the first 
due Engine Company (Station 3) and approximately 4 miles from the first due 
Ladder Company (Station 1).  

• This project falls within a Conceptual Fire Service Area.  A site near Rossum Drive 
and Highway 34 has been dedicated for a future fire station. 

 
Water Facilities and Services (Section 16.41.120) 
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Water facilities and services shall be deemed to be adequate and available for a proposed 
development if such facilities and services for the development meet or exceed the 
applicable adopted level of service provided in Appendix A, at the end of this Chapter, and:  
(1) A supply of raw water adequate to serve the projected needs of the proposed 
development is owned or controlled by the city and such water supply is or will be available 
for use by the proposed development prior to the issuance of the first building permit within 
the proposed development; and (2) Sufficient raw water storage capacity, including on-site 
and off-site capacity, is available to serve the proposed development and such capacity is or 
will be available for use by the proposed development prior to the issuance of the first 
building permit within the proposed development; and (3) Sufficient water treatment 
capacity is available or, through new capacity improvements will be made available, to 
ensure a supply of potable water to the proposed development ; and (4) Sufficient water 
main capacity will be available or, through new capacity improvements will be made 
available, to serve the proposed development prior to the issuance of the first building 
permit within the proposed development.  
 
Wastewater Facilities and Services (Section 16.41.130) 
Wastewater facilities and services shall be deemed to be adequate and available for a 
proposed development if such facilities and service meet or exceed the applicable adopted 
level of service provided in Appendix A, at the end of this chapter, and:  (1) The city of 
Loveland’s central wastewater system or the central wastewater system of a sanitary sewer 
district is capable of connection to the proposed development; and (2) Sufficient wastewater 
treatment capacity is available or, through construction of new capacity improvements will 
be made available, to treat wastes generated by the proposed development prior to the 
issuance of the first building permit within the proposed development; and (3) Sufficient 
wastewater trunk line capacity is available and, where required, lift station capacity is 
available to serve the proposed development prior to the issuance of the first building permit 
within the proposed development. 
 
Water/Wastewater: Staff believes that this finding can be met due to the following: 
 

• This development is situated within the boundaries of, and accommodated by, the 
City’s water and wastewater master plans.  It is also located within the City’s current 
service areas for Water and Wastewater.  

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

• The proposed development is in harmony with existing and future development and 
incorporates public infrastructure designed so that the proposed development will not 
negatively impact the levels of service of the City utilities adjacent to the 
development.  

• The proposed facilities shown on the Preliminary PICPs have been designed 
pursuant to the City’s Development Standards. 

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

Stormwater Facilities (Section 16.41.140) 
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Stormwater facilities shall be deemed to be adequate and available for a proposed 
development if the development meets or exceeds the applicable adopted level of service 
provided in Appendix A, at the end of this chapter, and:  (1) The proposed development 
meets all applicable requirements contained in the stormwater master plan, including the 
stormwater criteria manual; and (2) The proposed development provides for adequate 
major drainageways to convey stormwater flows from a one hundred year storm event which 
will minimize property damage; and (3) The proposed development meets all applicable 
drainage requirements of the city of Loveland. 
 
Stormwater: Staff believes that this finding can be met due to the following: 
 

• When designed and built, the development will not negatively impact City storm 
drainage utilities and will comply with the Adequate Community Services ordinance 
outlined in the Loveland Municipal Code, Section 16.41.140. 

• No irrigation ditches traverse the site. 
• No natural drainage courses/open channels traverse the site. 

 
Power (Section 16.41.150) 
Power facilities shall be deemed to be adequate and available for a proposed development if 
the development meets or exceeds the applicable adopted level of service provided in 
Appendix A, at the end of this chapter, and the proposed development will obtain utility 
services from the city through a system meeting all engineering and design standards 
applicable to the utility. 

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

• Three-phase underground power is available in a vault located to the north of the 
proposed development and on the west side of Rossum Drive.  Power will be 
extended into the development and an additional vault will be installed in the 
existing power line at the developer’s expense per City Municipal Codes.  

• The existing underground feeder is an available and adequate source for electric 
distribution for the proposed development.  No negative impacts on the City’s 
electric system are foreseen.   

 
B. Transportation 

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

Comprehensive Master Plan to insure that the subdivision is designed in accordance 
with good engineering practices and provides for safe and convenient movement. 

2. Section 16.24.015: Streets, street signs, highways, curb and gutter, traffic control 
devices, and other improvements as required to be constructed with the subdivision have 
been designed in accordance with the Larimer County Urban Area Street Standards, as 
amended. 

3. Section 16.24.040: 
a. Streets have been designed to have a logical relationship to topography and to the 

location of existing or platted streets in adjacent properties.  Certain proposed 
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streets, as determined by the City engineer, have been extended to the boundary of 
the subdivision to provide for traffic circulation within the vicinity. 

b. As required by the Director, perpetual unobstructed pedestrian easements at least 20 
feet in width have been provided within the subdivision to facilitate pedestrian 
access from roads to schools, parks, playgrounds, or other community or 
commercial services.  Such easements shall generally not follow road rights-of-way. 

4. Section 18.41.050.E.2: 
a. Development permitted by the PDP will not have negative impacts on traffic in the 

area.  If such impacts exist, Section 18.41.050.D.4(b) of the Loveland Municipal 
Code requires City staff to recommend either disapproval of the PDP or reasonable 
conditions designed to mitigate the negative impacts. 

b. Whether development permitted by the PDP will be complementary to and in 
harmony with existing development and future development plans for the area in 
which the PDP is located by incorporating public facilities or infrastructure, or 
cash-in-lieu, that are reasonably related to the proposed development so that the 
proposed development will not negatively impact the levels of service of the City's 
services and facilities. 

5. Section 16.41.110: A positive determination of adequacy, or a positive determination of 
adequacy with conditions, has been made for transportation facilities in accordance 
with Chapter 16.41 of the Loveland Municipal Code. 

 
Transportation Engineering Division: Section 16.41.110 of the Municipal Code (the ACF 
ordinance) requires a proposed PDP to comply with one of the following five standards in 
order for a positive determination of adequacy to be made: 

 
Transportation facilities shall be deemed to be adequate and available for a proposed 
development if the development meets or exceeds the applicable adopted level of service 
provided in Section 4.5 of the Larimer County Urban Area Street Standards, which may be 
amended by resolution, and:  (1) All transportation facilities are currently in place or will be 
in place prior to issuance of a building permit for the development; or (2) Provision of 
transportation facilities are a condition of the development approval and are guaranteed to be 
provided at or before the approval of a final plat or issuance of the first building permit for 
the proposed development; or (3) Transportation facilities are under construction and will be 
available at the time that the impacts of the proposed development will occur; or (4) Provision 
of transportation facilities needed to achieve the adopted level of service are guaranteed by an 
executed and enforceable development agreement which ensures that such facilities will be in 
place at the time that the impacts of the proposed development will occur; or 
(5)Transportation facilities needed to achieve the adopted level of service are included in the 
capital improvements program (CIP): and (a.) The CIP contains a financially feasible funding 
system from available revenue sources which are adequate to fund the streets required to 
serve the proposed development, and (b.) The transportation facilities are likely to be 
constructed and available at the time that the impacts of the proposed development will occur, 
or at the time the city extends the transportation facilities to provide a logical link to the 
project. 
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Transportation Engineering:  Staff believes that this finding can be met due to the 
following: 

 
1. A Traffic Impact Study has been submitted with the Mariana Butte 25th 

Subdivision which demonstrates that the existing transportation system, can 
adequately serve the land uses proposed.  

2. Primary access to the site will be from a full-movement access to 1st Street and a 
full-movement access to Crestone Drive.  Secondary access to the site will be 
provided via a connection to the school access road to the north.  The school 
district has provided the City with a letter of written concurrence indicating that 
they have approved this connection to their private school access road.  

3. The applicant’s traffic engineer, Eric Bracke, P.E., has submitted a Traffic 
Impact Study (TIS) that indicates that the traffic associated with the proposed 
development will meet the City’s standards. The proposed subdivision is 
estimated to generate approximately 517 daily trips, 40 weekday AM peak hour 
trips, and 55 weekday PM peak hour trips.  

 
In conclusion, the development of the subject property pursuant to any of the uses permitted by 
right under the zoning district will not adversely impact any existing City infrastructure. A positive 
determination of adequacy for transportation facilities for the proposed PDP has been made under 
the provisions of paragraph ii, above. 
 
C. Land Use  

1. Loveland Comprehensive Master Plan 
a. Section 4.1 -Growth Management Plan 

(iii) Whether the PDP discourages leapfrog, scattered-site, and flagpole 
development. 
(iv) Whether the PDP encourages infill development. 
(vi) Whether the PDP is contiguous to other land that is already receiving public 
services. 
(vii) Whether the PDP is at least 1/6 contiguous with existing development, as 
defined in Section 4.1 GM:3(D-1) of the Comprehensive Master Plan. 

2. Section 18.41.050.E.2: 
a. The PDP conforms to the intent and objectives of Title 18 with regard to Planned 

Unit Developments and any applicable area plan. 
b. The PDP is in compliance with the GDP on file with the City. 

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

• The Preliminary Development Plan Amendment is part of the overall Mariana Butte 
PUD and is in substantial compliance with the Mariana Butte General Development 
Plan Amendment, as demonstrated in Table 1 of this report.  The project site is within 
an area zoned for "single family and paired residential,” which permits the types of 
units being proposed. 
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• The Mariana Butte GDP Amendment does include a limitation on residential density 
and a maximum number of units within the subject site.  This project complies with the 
GDP subject to future dedicated land being considered.  

• The design standards proposed in the PDP, including building materials, roofing and 
setbacks, are in compliance with the design standards established in the GDP (see 
Table 1 in this report). 

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

impacts on property that is in sufficient proximity to the PDP to be affected by it.  If such 
impacts exist, Section 18.41.050.D.4(b) of the Loveland Municipal Code requires City 
staff recommend either disapproval of the PDP or reasonable conditions designed to 
mitigate the negative impacts. 

4. Section 16.20.030: The subdivision does not create, or mitigates to the extent possible, 
negative impacts on the surrounding property. 

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

• The proposed development will not negatively impact traffic in the area, city utilities, 
or surrounding properties.  Traffic volumes for the proposed development, which 
includes 51 single family residential lots, comply with the City's level of service 
standards.  Adequate utilities can be provided meeting City adopted levels of service.   

• The proposed development is compatible with the nature of existing development 
within the Mariana Butte PUD, which includes a variety of residential lot sizes, 
densities and product types. Lot sizes within this proposed development are similar to 
other areas of the PUD where paired structures are situated on lot sizes of 2,600 square 
feet. The PUD represents some diverse lots sizes to accommodate different product 
types and choices for future residents. 

• The proposed building materials of hardboard siding and asphalt shingles comply with 
the approved materials in the GDP.  The building materials are also consistent with the 
materials of residential structures surrounding the subdivision. 

• Landscape buffering and screening around the perimeter of the site will complement 
the surroundings and tie in with existing development. 

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

and in harmony with existing development and future development plans for the area in 
which the PDP is located by: 
a. Incorporating natural physical features into the PDP design and providing sufficient 

open spaces considering the type and intensity of proposed land uses. 
b. Incorporating site planning techniques that will foster the implementation of the 

Loveland Comprehensive Master Plan. 
c. Incorporating physical design features that will provide a transition between the 

project and adjacent land uses through the provisions of an attractive entryway, 
edges along public streets, architectural design, and appropriate height and bulk 
restrictions on structures. 
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d. Incorporating an overall plan for the design of the streetscape within the project, 
including landscaping, auto parking, bicycle and pedestrian circulation, 
architecture, placement of buildings and street furniture. 

6. Section 16.20.030: The subdivision provides desirable settings for buildings, protects 
views, and affords privacy, protect from noise and traffic, and uses resources such as 
energy and water in keeping with responsible resource stewardship. 

 
Current Planning Division: Staff believes that this finding can be met due to the following: 
 
• The project site is currently vacant with some historic significance associated to the 

Medina Family.  This area is proposed for preservation and dedication to the 
Loveland Historic Society.   

• To accommodate bike traffic, W. 1st Street will be constructed with seven foot bike 
lane on each side of the roadway.  In addition, a detached concrete pedestrian 
sidewalk will be constructed connecting the sidewalk further west/north along W. 1st 
Street/Crestone Drive. 

• The lot layouts, building orientation and landscaping proposed will provide an 
overall varied and attractive streetscape, consistent with the streetscape in the PUD.  

• The PDP Amendment contains architectural requirements that would create 
compatible relationships with surrounding developments within the Mariana Butte 
PUD.  

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

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

 
Current Planning Division: Staff believes that this finding can be met due to the following: 
 
• The PDP meets both the intent and objectives of Chapter 18.41.  This determination 

is based upon compliance with the zoning standards established in the Mariana Butte 
GDP, including use, density, setbacks and building materials (see Table 1 in this 
report). 

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

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

extent practical, lot lines are at right angles to the street line or at right angles to the 
tangent of the curve of the street line. 

 
Current Planning Division: Staff believes that this finding can be met due to the following: 
 
• Lots and tracts are laid out to allow an efficient use of the property and maximize 

open space. 
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10. Section 16.24.120: 
a. Landscaping complies with the requirements set forth in the GDP and bufferyards 

required pursuant to the GDP are within separate tracts of land, separate from 
individual residential lots. 

b. Street trees are located in compliance with the City's Site Development Performance 
Standards and guidelines, unless waived by the Director. 

c. The subdivision plat includes open space fields in compliance with the requirements 
set forth in Section 16.24.150, unless waived by the Planning Commission.  The open 
space play fields are designed with respect to size, dimension, topography, and 
general character to be suitable for outdoor play activities 

 
Current Planning Division: Staff believes that this finding can be met due to the following: 
 
• Landscaping will comply with the requirements set forth in the GDP as well as the 

City’s Site Development Performance Standards. The PDP proposes to supplement 
and enhance the landscape buffering along W. 1st Street and Crestone Drive with 
both coniferous and deciduous plantings and undulating berms that will add year 
round color/texture to the streetscape design.  

• Open space primarily consists of internal private common areas and the Medina 
Family plot land to be dedicated to the Loveland Historic Society.  Per Section 
16.24.150 of the Loveland Municipal Code, common open spaces also will include 
play fields/areas required for subdivision’s containing more than fifty (50) single 
family lots.  

 
D. Environmental Impacts: 

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

2. Section 16.20.030: The subdivision preserves natural features and environmentally 
sensitive areas to the extent possible. 

 
Current Planning: Staff believes that this finding can be met due to the following: 
 
• An environmentally sensitive report was submitted and reviewed with no impacts 
 being identified in conjunction with this proposed development. 
 
 

IX. RECOMMENDED CONDITIONS 
 
PRELIMINARY PUD DEVELOPMENT PLAN 
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Current Planning 

1. Consideration to the name of Zander Court for a public street within this subdivision shall be 
subject to City Council approval.  Zander Court does not conform to the City of Loveland 
street naming conventions for this area and must obtain a street name exemption. 
 

2. Prior to acceptance of a Final Development Plan, the applicant shall provide a final signed 
mylar original of the Mariana Butte General Development Plan – Fourth Amendment (#P-8) 
as approved by City Council on November 3, 2009 (Ordinance #5470). 
 

3. Landscape plantings including species and final location shall be determined with a Final 
Development Plan.   
 

4. All garage doors shall not exceed 40% of the front building façade facing a public street. 
  
 
Transportation Engineering  

5. Prior to issuance of any building permits within this preliminary development plan (PDP), 
 the following improvements shall be designed and constructed by the developer, unless 
 designed and constructed by others:  
 a) The two-lane arterial roadway improvements for 1st Street adjacent to the property, 
 including detached sidewalk. A cash-in-lieu payment for all or part of this improvement may 
 be accepted if approved by the City Engineer.  
 b) The modifications to the existing roadway striping in 1st Street to accommodate an 
 eastbound left-turn lane at the proposed access as shown on the approved Public 
 Improvement Construction Plans.  

 
7. Notwithstanding any information presented in the preliminary development plan or 

accompanying preliminary plat and preliminary construction plan documents (text or 
graphical depictions), all public improvements shall conform to the Larimer County Urban 
Area Street Standards (LCUASS), as amended, unless specific variances are requested and 
approved in writing.  
 

8. Prior to approval of the Mariana Butte 25th Final Development Plan (FDP), the Developer 
shall design (and receive approval from the City for) the extension of the curb, gutter, and 
sidewalk along 1st Street from the development's east boundary to Namaqua Avenue.  
 

9. All proposed retaining walls associated with the development will need to be outside of 
public right-of-way and maintained by the development. Prior to approval of the FDP the 
developer shall clearly indicate this information on the FDP and final Public Improvement 
Construction Plans for all proposed retaining walls within the development.  

 
Stormwater 

10. Prior to approval of a Final Development Plan and Final Plat, the Developer shall provide 
the Loveland Stormwater Utility, within the Final Drainage & Erosion Control Report, 
hydraulic street capacity calculations utilizing the Urban Drainage & Flood Control 
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District’s excel spreadsheets, in accordance with page 4 of the City of Loveland Storm 
Drainage Criteria Addendum.  
 

11. Prior to approval of a Final Development Plan and Final Plat, the Developer shall provide 
the Loveland Stormwater Utility, within the Final Drainage & Erosion Control Report, 
acceptable hydraulic inlet sizing calculations. Within the acceptable calculations, the local 
depression value must match the respective inlet construction detail, the resultant gutter flow 
depth value must be a physical value other than zero, and the resultant street flow spread 
value must be a physical value other than zero. The hydraulic inlet sizing calculations shall 
utilize the Urban Drainage & Flood Control District’s excel spreadsheets, in accordance 
with page 4 of the City of Loveland Storm Drainage Criteria Addendum. 
 

12. Prior to approval of a Final Development Plan and Final Plat, the Developer shall provide 
the Loveland Stormwater Utility, within the Final Drainage & Erosion Control Report, 
hydraulic storm sewer sizing calculations utilizing the Urban Drainage & Flood Control 
District’s excel spreadsheets, in accordance with page 4 of the City of Loveland Storm 
Drainage Criteria Addendum. 

 
Building Division 

13. Distances between residential duplex buildings shall be a minimum of 6 feet as measured 
between eaves; otherwise, fire rated construction as per Table R302.1, 2006 IRC as 
amended, shall be required. 

 
 
PRELIMINARY PLAT 
 
Current Planning 

1. Consideration to the name of Zander Court for a public street within this subdivision shall be 
subject to City Council approval.  Zander Court does not conform to the City of Loveland 
street naming conventions for this area and must obtain a street name exemption. 
 

2. Prior to acceptance of a Final Plat, the applicant shall provide a final signed mylar original 
of the Mariana Butte General Development Plan – Fourth Amendment (#P-8) as approved 
by City Council on November 3, 2009 (Ordinance #5470). 

 
 



 

 

RESOLUTION #12-01
 

A RESOLUTION APPROVING MARIANA BUTTE 25TH SUBDIVISION 
PRELIMINARY DEVELOPMENT PLAN, LOCATED WITHIN THE MARIANA 

BUTTE PLANNED UNIT DEVELOPMENT (#P-8), CITY OF LOVELAND, LARIMER 
COUNTY, COLORADO 

 

 

 WHEREAS, a Preliminary Development Plan for a portion of the Mariana Butte PUD 

#P-8, has been submitted to the Planning Commission for consideration, pursuant to Chapter 

18.41 of the Loveland Municipal Code; and 

 

 WHEREAS, pursuant to section 18.41.050(E)(2) of the Loveland Municipal Code, the 

City of Loveland Planning Commission held a public hearing on January 9, 2012, regarding said 

Preliminary Development Plan; 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 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 Preliminary 

Development Plan may be approved.  

 

 NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION 
FOR THE CITY OF LOVELAND, COLORADO: 
 
Section 1.     That the Mariana Butte 25

th
 Subdivision Preliminary Development Plan for 13.068 

acres, more or less, being a portion of the Mariana Butte Planned Unit Development (#P-8) and 

subject to the Mariana Butte General Development (GDP), which Preliminary Development Plan 

is on file in the office of the City of Loveland Planning Division and is incorporated herein by 

this reference, is hereby conditionally approved, consistent with the recommendations and 

subject to the conditions set forth in Section IX of the Planning Staff Report dated January 9, 

2012, as amended on the record by the Planning Commission in public hearing on January 9, 

2012.  

 

The Mariana Butte 25
th

 Subdivision Preliminary Development Plan for Mariana Butte Planned 

Unit Development (#P-8) applies to the following described real property:  

 
 

 

 

 

 

 



 2 

 

 

 

LOT 1 BLOCK 12 MARIANA BUTTE SEVENTH SUBDIVISION AND A PORTION OF 

TRACT A MARIANA BUTTE PUD FIRST SUBDIVISION, ALL SITUATE IN THE 

SOUTHWEST QUARTER OF SECTION 16, TOWNSHIP 5 NORTH, RANGE 69 WEST OF 

THE 6
TH

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

COLORADO. 

 

The above-described parcel contains 13.068 Acres, more or less, and is subject to all existing 

easements and/or rights of way of record. 

 

 

Section 2. 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 period for appeal 

set forth in Section 180.80.050 of the Loveland Municipal Code.  

 

 Resolved this 9
th

 day of January, 2012. 

 

                            

ATTEST:     PLANNING COMMISSION: 

 

___________________________  __________________________________ 

Planning Commission Secretary             Robert Molloy, Chairperson 

                        City of Loveland Planning Commission 
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DEVELOPMENT PLAN NARRATIVE

A.  Purpose of the Project

The following development standards apply only to the 13.3± acres comprising this Preliminary Development Plan (P.D.P.) of the

Mariana Butte Twenty-Fifth Subdivision.

B.  Land Use

1.  Overall Concept

The Preliminary Development Plan provides single-family detached and paired residences.  The concept of the development is to

provide the same type of development as the adjacent neighborhoods.  The neighborhood will be designed in a cohesive manner

and shall accommodate the design requirements.  The types of homes and densities will be designed to be appropriate to

topographical considerations, such as street patterns and adjacent uses.  A design theme will be created for the neighborhood

through the use of tree-lined streets, pedestrian connections where possible, buffer yard landscape and streetscape.

2. Land Use Categories and Definitions

The land use categories provided for in this Preliminary Development Plan are single-family detached residential, single-family

paired residential and open space.

a. Single-family detached residential - a one family dwelling which is not attached to any other dwelling, located on individual

lots/building envelopes.

b. Single-family paired residential - a single-family unit attached to another single-family unit by common vertical walls.

c. A 0.86± acre outlot on the east end of the property containing the Mariano Medina family cemetery will be designated as

open space, and will be donated to the Loveland Historical Society.

3. Neighborhood Structure

As indicated on the Amended G.D.P. documents, Mariana Butte PUD was planned as a series of neighborhoods.  These

neighborhoods were to be bounded by residential collector or arterial streets and open space.  Within each neighborhood, a

maximum number of dwelling units was to be allowed as designed on the Amended G.D.P., and be designed in accordance with

the development standards outlined on this plan.  Primary elements providing structure to the neighborhoods include landscaped

buffer-yards, streetscapes, a well defined pedestrian system and the tree-lined streets.  As development progresses, minor

density transfers and other adjustment may be made by administrative approval of the Current Planning Manager in accordance

with Chapter 18.41 of the City of Loveland Municipal Code.

C.  Circulation

1. Overall Concept

Primary access to the sites will be from West 1st Street, Namaqua Avenue and Crestone Drive.  West 1st Street and Namaqua

Avenue are classified as 2-lane arterials, with Crestone Drive classified as a collector.  Internal local streets will distribute traffic

within each development parcel to higher classified roadways.

2. Vehicle Circulation

A series of residential streets will collect and distribute traffic within each development parcel.  Local streets and private drives are

designed to provide access within each neighborhood.  All streets will be public rights-of-way except for Longs Peak Place, which

is the portion of roadway that connects to Namaqua Elementary School's private drive.  That portion will be private and be

maintained by the Homeowner's Association.

3. Pedestrian Circulation

An overall system of pedestrian sidewalks will be provided along roadways.  Detached sidewalks will be provided along West 1st

Street.  Attached sidewalks will be provided on local streets, but may be detached at the developers option.

D.  Public Facilities

1. Overall Concept

All public facilities and services are readily available to, or near, the site.  Utilities will be extended at the expense of the

developer.

2. Phasing

Water, sanitary sewer and storm drainage have been designed with the phasing plan.

3. Water and Sanitary Sewer

Water and sanitary sewer service will be provided by the City of Loveland, and shall be extended or upgraded at the expense of

the developer of each development parcel.  Details of services will be provided at the time final development plans are submitted.

4. Storm Drainage

A preliminary drainage report has been prepared for this Preliminary Development Plan.  Locations and sizes of detention and

conveyance facilities are included in this report.

5. Electric

Service will be provided by the City of Loveland Water and Power Department, and shall be extended or upgraded at the expense

of the developer of each development parcel.

6. Open Space

Open Space requirements have been met for the entire Mariana Butte P.U.D. at the time of dedication of the Mariana Butte Golf

Course property to the City of Loveland, per the development agreement.  Additional open space may be provided within each

development parcel at the discretion of each developer, but no minimum open space dedication will be required.  An outlot on the

east side of the project that contains the remains of the Mariano Medina family cemetery will be designated as open space, and

donated to the Loveland Historical Society.

7. Schools

Namaqua Elementary School is adjacent to this development and will serve as a walk-to school for the neighborhood.  The

school site will be made accessible by the design of pedestrian walkways to the school property.  Walt Clark Middle School and

Thompson Valley High School currently service this development.

8. Fire and Police

The development will be serviced by the City of Loveland's Police and Fire Departments.

E.  Phasing

1. Overall Concept

The development could be constructed in up to three phases.  The project would be built from east to west, since the east end is

the lowest point of the  project, and the proposed detention pond would have to be constructed in the initial phase,as well as the

two accesses to the property, and existing utilities are nearby.

2. Phase 1

a. Location

Phase 1 is bounded by Namaqua Elementary School to the north, West 1st Street to the south, the proposed detention

pond to the east, and the lots fronting North Pamela Drive to the west.

b. Site Access/Roadways

Construction of this phase will require that accesses be constructed on West 1st Street and on Namaqua Elementary

School's private drive.  Internal roadways will be constructed to City standards using LCUASS Figures 7-7L, 7-8L and

7-19, and be public right-of-way, except the connection to the school's private drive (Longs Peak Place), which will be

privately maintained by the Homeowners Association.  Temporary turnarounds will not be required.  All curb, gutter,

sidewalk and roadway improvements on West 1st Street will be constructed in this phase.

c. Number of Units/Density

There will be 25 units constructed in this phase.  The gross density in this phase is 4.3 units per acre, while the net

density is 5.5 units per acre.  While the net density of this phase is higher than noted in the Amended General

Development Plan, the average of all three phases is 5.1 units per acre (excluding the cemetery outlot).

SIGNATURE BLOCK

Ownership Certification

The undersigned, having ownership in the land included in this Preliminary Development Plan, hereby consent to the

preparation and recordings of this Plan.
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Approved this ______ day of  ____________, 201__.
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_________________________________
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_________________________________

City Attorney

Approved this ______ day of  ____________, 201__ by the City Planning Commission of the City of Loveland, Colorado
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Chairperson

Approved this ______ day of  ____________, 201__ by the City Council of the City of Loveland, Colorado

________________________________       _________________________________

Mayor Attest

e. Utilities

This phase will connect to the City's existing 16" potable water main located along the north boundary of the project

and 8" sanitary sewer main located in the school's private drive.  The water line will be constructed through Phase 2

and looped back to the 16" main for water quality and fire flow protection.  The proposed detention pond will also be

constructed, along with the Phase 1 storm drainage system.

f. Parking

All units will have 2-car garages, with space to park an additional 2 vehicles in each driveway.  On-street parking will

be allowed on both sides of the street, except in cul-de-sacs and along Longs Peak Place, where on-street parking will

only be allowed on the west side of the roadway.  The east side of the street will be signed "No Parking Fire Lane".

There will be 4 spaces in the center of the cul-de-sac for lots fronting the cul-de-sac per LCUASS Figure 19-2L.

3. Phase 2

a. Location

Phase 2 is bounded by Namaqua Elementary School to the north, West 1st Street to the south, the proposed Phase 1

to the east, and existing duplex lots and the proposed Phase 3 to the west.

b. Site Access/Roadways

Construction of this phase will not require that any accesses be constructed, as they will have been constructed in

Phase 1.   All roadways will be constructed to City standards using LCUASS Figures 7-7L and 7-19, and be public

right-of-way.  There will also be two private drives within this phase; one at the west end of Medina Street that will

allow access to 3 of the lots, and one at the south end of Thompson Court that will allow access to 4 of the lots.

c. Number of Units/Density

There will be 18 units constructed in this phase.  The gross density in this phase is 4.4 units per acre, while the net

density is 5.1 units per acre.

d. Utilities

This phase will connect to the existing 8" potable water and sanitary sewer mains from Phase 1.  The water main will

connect to the Phase 1 water for extension down Thompson Court.  The Phase 2 storm drain in Medina Street will be

extended to the boundary of Phase 3.

e. Parking

All units will have 2-car garages, with space to park 2 additional vehicles in each driveway.  On-street parking will be

available, as will 4 spaces in the center of the cul-de-sac for those lots fronting the cul-de-sac per LCUASS Figure

19-2L, and an additional 4 spaces in off-street straight-in cul-de-sac parking per LCUASS Figure 19-3.

4. Phase 3

a. Location

Phase 3 is bounded by West 1st Street to the south, Crestone Drive to the west, existing duplex lots to the north, and

Phase 2 to the east.

b. Site Access/Roadways

Construction of this phase will require that an access be constructed on Crestone Drive.  The roadway will be

constructed to City standards using LCUASS Figures 7-8L and 7-19, and be public right-of-way.

c. Number of Units/Density

There will be 8 units constructed in this phase.  The gross density in this phase is 3.4 units per acre, while the net

density is 4.5 units per acre.

d. Utilities

Phase 3 will connect to the City's existing 8" potable water and sanitary sewer mains located at the north boundary of

the property south of the existing duplexes.  Potable water will also connect to the existing 12" main in Crestone Drive.

The storm drain will be extended to connect to the Phase 2 storm drain that carries stormwater down Medina Street to

the detention pond.

e. Parking

All units will have 2-car garages, with space to park 2 additional vehicles in each driveway.  On-street parking on only

one side of the roadway will be allowed.  The opposite side of the street will be signed "No Parking Fire Lane".  Four

parking spaces are provided in the center of the cul-de-sac for lots fronting the cul-de-sac per LCUASS Figure 19-2L.

OVERALL DESIGN THEME

A.  Overall Concept

The design intent for this Preliminary Development Plan is to create a sense of place that is compatible with the various

neighborhoods within the Mariana Butte PUD, while providing for a unique identity.  The elements of the design concept will

include consistent perimeter edge treatment, landscape treatment, and attention to architectural elements.  The general approach

to each of these design components are described below.  Details of these elements will occur as final development plans are

prepared.

B.  Perimeter Edge Treatment

1. Architecture

One of the most important aspects of any development's overall appearance when viewed from its edges is the appearance of

the man-made structures.  Rear and side elevations of buildings will be detailed to provide visual interest and avoid

unattractive views from adjacent streets.

2. Landscaping

Perimeter landscape treatment will receive careful attention due to the project's location along arterial and collector roadways.

A minimum 40' landscape setback as measured from the back of curb will provide a visual buffer and improve the aesthetics

along West 1st Street and Crestone Drive.  Landscape buffer must be fully contained within the common open space area and

not within individual lot areas.

3. Access

Entry points are proposed on West 1st Street,  Crestone Drive, and the private drive for Namaqua Elementary School off

Namaqua Avenue.  Each entry point will be designed as part of the development's overall theme and may include entry walls,

landscape and architectural treatment specific to the development.

4. Fencing

The dominant form of edge treatment for screening and buffering will be landscape.  However, fencing will be allowed, but

limited to a maximum of five (5') feet in height and must be an “architectural” decorative style.  No solid fencing will be allowed

within any of the  designated buffer yard areas.  Chain link and un-embellished stockade wooded fencing will be prohibited in

all areas except along the boundary with Namaqua Elementary School.  Thompson School District requirements will be met in

this area.

C.  Landscaping

1. Overall Concept

Landscaping will be designed with a comprehensive theme for the development.  Project entries will be developed and will

incorporate adjacent open space and streetscape treatment.  Each entry will be designed to compliment the site and not

overpower it.  By using adjacent open space, a broad sense of openness will be achieved.  The overall concept will be to treat

the roadways as tree-lined lanes reflective of established communities typical of Northern Colorado.  This approach will help to

visually unify the entire Mariana Butte development and will create a high quality streetscape environment.

2. Maintenance

All landscaped areas of the development, including buffer yards, perimeter streetscape areas, common open space,

landscaping within the R.O.W. and entry features, will be maintained by Private Homeowner's Association established for each

development parcel.  The HOA will also maintain the cemetery outlot until the parcel is donated to the Loveland Historical

Society, at which time maintenance will become the responsibility of the Historical Society.

D. Architecture

1. Overall Concept

The overall architectural concept will emphasize the following elements:

a. Building form and character shall be of an appropriate scale.  Design considerations will include the scale and form of the buildings

major elements including roofs, walls and openings.

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

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

2. Building Materials

Siding materials may be brick, stone, hardboard lap siding, board and batten siding, wood siding, vinyl, stucco or synthetic stucco.

3. Forms

A variety of setbacks and architectural elements are encouraged to provide variety in the architectural design.  Gabled, mansard or other

angled roof forms with a minimum 5/12 pitch are encouraged to provide a residential character to the development.

E. Landform Modifications

The site has generally gently sloping topography.  The project will be designed to take advantage of the existing landform.  Modification will occur

in order to create visual interest and to provide for surface drainage throughout the site.  The maximum cut at 12± feet will occur with the removal

of a small ridge outcropping.  The maximum fill of 6± feet will occur to accommodate drainage and design requirements.

DEVELOPMENT STANDARDS AND REGULATIONS

The following development standards apply only to the 13.1± acres comprising this Preliminary Development Plan.  It is the intent of this plan is to

provide a mechanism by which land can be developed in a manner that encourages flexibility and innovative design within the applicable land use and

development regulations in effect at the time of approval of this development.

A.  Permitted Uses

Permitted uses for this development will be detached and paired single-family residential units.

B.  Setbacks

1. Front - Zero (0') feet to the property line, sixteen (16') feet minimum from the back of the sidewalk (or back of curb if no sidewalk exists) to the

face of the structure, and twenty (20') feet minimum to the face of the garage.

2. Side - Zero (0') feet to the property line, and ten (10') feet minimum between adjacent structures.

3. Rear - Zero (0') feet to the property line, and ten (10') feet minimum between adjacent structures.

C.  Height

Detached and paired single-family buildings will be limited in height to thirty-five (35') feet.  Building height shall be calculated as defined by the

City of Loveland Municipal Code.

D.  Signs

1. Permitted Signs

     Signs permitted within the development shall include the following:

a. Neighborhood Identification Signs - Signs may be located at each of the entry points to specific residential neighborhoods within the

development.

b. Directional and Regulatory Signs - Including street and traffic control signs.

c. Placard(s) in the Open Space area detailing historic significance of site.

2. Materials

Sign materials may include but are not limited to brick, stone, architectural block, stucco or synthetic stucco, brass or painted metals.

Neighborhood identification signs shall not be illuminated.

3. Application

Other than as noted above, signs shall be in accordance with the Loveland Municipal Code with regard to size, location, height, and other

applicable standards.

E.  Outdoor Storage of Recreational Vehicles

No boat, camper, trailer, motor home, bus, machine or inoperative vehicles may be stored on the property unless enclosed entirely in a garage.

Aforementioned vehicles may be temporarily parked upon a driveway or street as allowed by the City of Loveland Municipal Code.

F.  Architectural Review Committee

Each development within this Preliminary Development Plan shall establish an Architectural Review Committee to review and approve all

buildings to be constructed within each Development Parcel.  No building or other structure shall be erected, placed or altered on any lot until

plans have been submitted and approved by the Committee.  The Committee will utilize the approved Amended General Development Plan, the

approved Preliminary Development Plan, as well as site specific approved Final Development Plans and guidelines/covenants as the basis for

review.  A letter of approval for architectural plans from the architectural control committee shall accompany each submittal for building permits.
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