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SECTION 1 
OVERALL GDP NARRATIVE 

 
1.1 INTRODUCTION 

Suburban development occurring in recent decades 
has been successful at providing housing, shopping, 
employment areas and recreation facilities.  Howev-
er, there are often a number of shortcomings with 
much conventional suburban land development, 
such as: segregated / poorly linked land uses, over-
dependence on the automobile, discouragement of 
pedestrian circulation, fragmented development, 
lack of sense of community, lower quality of life, 
and lower tax base due to low density. 

The GDP represents a unique opportunity to create a 
better, more livable pattern of development.   The 
GDP proposes to: master plan the entire develop-
ment area; provide unifying design elements; pro-
vide a better mix of integrated land uses; plan for 
the pedestrian; provide a range of housing opportu-
nities in close proximity to jobs; create quality hous-
ing, shopping and work places; create social gather-
ing spaces; create a sense of community; and to cre-
ate harmony between the natural and the built envi-
ronment.   

Approval of the GDP creates Vested Property 
Rights pursuant to Section 24-68-103, Colorado 
Revised Statutes, as amended. 

1.1.1 Background Information 

There are approximately 2958 acres within four 
separate parcels of land that comprise the GDP.   
The four parcels, Parcels A, B, C and D, are de-
scribed in separate narratives in this GDP (See Sec-
tions 2, 3, 4 and 5 respectively).  The Key Map 
(Map 1 in Section 11) delineates the boundaries of 
each of the four GDP parcels.  Parcel A is located 
east of I-25.  Parcel B is located east and south of 
Houts Reservoir and Equalizer Lake.  Parcel C is 
located west of Houts Reservoir and Equalizer Lake.  

Parcel D is located south of US 34 and south and 
west of Mountain View High School. 

 

Sections 2, 3, 4 and 5 provide detailed information 
specific to each parcel including descriptions of the 
parcel locations, sizes, existing and proposed land 
uses, circulation, specific public services infor-
mation, existing natural area influences landform 
modification and any specific conditions imposed 
upon the parcel or Subparcels. 

The narrative sections for each of the four parcels 
include a list of land use categories for each Subpar-
cel.  Section 12 of the GDP sets forth the regulations 
and procedures by which the uses are to be devel-
oped. 

In order to ensure quality development, Perfor-
mance Standards (Sections 6 through 10) have been 
created and are a part of this GDP. 

The Centerra DRC has been formed as an advisory 
committee to review Development Projects pro-
posed within the GDP for compliance with the Per-
formance Standards. The Centerra DRC will meet 
regularly to review Development Projects.  Review 
by the Centerra DRC is required prior to submittal 
of a Development Project to the City.  Please see 
Section 12 for a description of the Centerra DRC’s 
role in the approval of Development Projects within 
the GDP. 

1.1.2 GDP Goals 

A. Conformity with the intent of the Master Plan, 
to the extent such Master Plan is not incon-
sistent with the Restated Agreement, the GDP 
and the General Conditions and Special Condi-
tions thereof. The overall goal of the GDP is to 
provide a long-range plan for the future of the 
eastern part of the City that will encourage qual-
ity development that is carefully planned and 
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orchestrated. The purpose will be to ensure that 
Loveland continues to develop with a high qual-
ity image that enhances the City’s image as one 
of the premier communities in Northern Colora-
do.  

B. Balance of Uses.  An additional goal of the 
GDP is to provide a mix of uses, creatively lo-
cated and integrated, that provides a balance of 
residential, commercial, retail, office, public fa-
cilities, light manufacturing and open space. 
Through providing this balance, residents will 
be able to easily access all of the needs of daily 
life without having to drive long distances. 
Work, shopping, and recreation will be provided 
in a mix that encourages alternative transporta-
tion. 

C. Attract High Quality Users.  A third goal of the 
GDP is to create an attractive area that will 
serve as a magnet to attract and retain the high-
est quality employers. Base level jobs, which 
encourage clean manufacturing, are a prime de-
sire of this development. Economic modeling of 
base level industry indicates that these types of 
jobs provide positive economic benefits to a 
community and help provide financial security.  

D. Good Neighbor.  Lastly, it is the intent of the 
GDP to recognize the importance of being good 
neighbors in the community and to adjacent 
neighbors.  Through actively engaging neigh-
borhood participation and through sensitive de-
velopment, the GDP seeks to recognize adjacent 
land use relationships and provide meaningful 
and equitable solutions to citizens outside of the 
GDP’s boundaries and within the development.  

1.2 LAND USE INFORMATION 

1.2.1 Overall Concept 

The zoning for this property is defined by the GDP. 
The GDP provides a mechanism by which land are-
as can be uniquely developed to meet the needs of 
the City, property owners, residents and Applicants 
and as an alternative to conventional zoning regula-
tions. 

Development within this GDP shall be in accord-
ance with the review processes and timeframes con-
tained in Section 12.  The Performance Standards 
shall apply to all Development Projects within this 
GDP.  Refer to the GDP maps and the applicable 
Performance Standards for land use types, densities, 
and locations of each proposed land use (see Maps 
4, 5, 6 and 7 in Section 11).  A maximum of 7721 
Dwelling Units shall be allowed within the GDP, 
unless amended.  The maximum number of Dwell-
ing Units for each Parcel of the GDP is provided on 
Maps 4, 5, 6 and 7 in Section 11. 

It is the responsibility of the applicant to demon-
strate to the City that Development Projects comply 
with the land uses and Performance Standards in the 
GDP.  

1.2.2 Circulation 

Circulation is discussed separately in the narrative 
for each of the four parcels of the GDP.  In addition, 
the Conceptual Amenity Map depicts conceptual 
access points and a master planned trail system 
within the GDP (See Map 2 in Section 11 and Sec-
tion 7 for additional access and circulation infor-
mation). 

1.2.3 Public and Private Facility Providers 

Following is a list of the utility providers currently 
available to provide services within the GDP.  The 
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provision of services by other utility providers will 
be determined at the time of development.   

A. Police – Loveland Police Department 
B. Fire – Loveland Fire and Rescue Department 
C. Schools – Thompson R2-J School District 
D. Parks and Open Space – City 
E. Water and Sewer – City 
F. Electric – City Light and Power  
G. Gas – Xcel Energy Company 
H. Telephone – Qwest Communications 

This GDP area is currently served by Fire Stations 
One, Four and Six.  In the future, an additional fire 
station may be constructed on the east side of I-25 
to serve a portion of the GDP.   

A majority of the GDP area will be served by the 
East Side Lift Station.  Portions of Parcel A will 
require service from the new Interchange Lift Sta-
tion and a lift station located west of I-25 and south 
of US 34.  Parcel B-13 will be served by a new lift 
station to be installed south of US 34 and west of I-
25. 

Specific sites and locations/alignments for water, 
sanitary and storm water systems illustrated on this 
GDP shall be determined in accordance with the 
applicable General Conditions. Snow and ice re-
moval services will be provided in accordance 
with the City’s Snow and Ice Control Plan. 

1.2.4 Open Space 

The GDP incorporates a network of open space are-
as, greenbelts and pedestrian trail connections that 
will form the basis of the open space system (Refer 
to Map 2 in Section 11).  These areas will be de-
signed to interconnect the various neighborhoods 
and/or businesses within the GDP and to the region-
al trail system. 

Setbacks for wetlands and Environmentally Sensi-
tive Areas will be provided as recommended within 

the applicable Environmentally Sensitive Areas Re-
port. Section 6.12 of the Performance Standards ad-
dresses planning issues for Environmentally Sensi-
tive Areas.  

Maintenance, subdivision, noise impacts, and timing 
of and criteria for planting of buffers within Envi-
ronmentally Sensitive Areas are discussed in Sec-
tion 6.12 of the Performance Standards.   

Although trails may not be shown on the GDP 
drawings (Maps 2, 4, 5, 6, and 7), if areas are identi-
fied as appropriate for recreational uses within the 
applicable Environmentally Sensitive Areas Report, 
these uses may be allowed with future development 
upon approval by the City. 

1.2.5 Landscaping / Landscape Elements 

Landscape design and materials are discussed in 
Sections 6.13 through 6.17 of the Performance 
Standards. 

1.2.6 Other Urban Design Elements  

Thematic components that will provide unity 
throughout the GDP include arterial streetscapes, 
bridges, landscape walls, trails, directional and 
street name signage, accent lighting, sculpture, other 
street furniture and similar design elements.  

1.2.7 Architecture 

Architectural design and materials for non-
residential uses and standards are included in Sec-
tion 8.  Architectural design and materials for Resi-
dential Uses are included in Sections 9 and 10.  

1.2.8 Typical Residential Neighborhood 
Layout 

Typical residential neighborhood concepts are dis-
cussed in Sections 9 and 10.   
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1.2.9 Land Use Compatibility 

Land use compatibility shall be accomplished 
through the application of the Performance Stand-
ards contained in Section 6.8. 

1.2.10 Airport Influence Area 

The boundaries of the Airport Influence Area de-
picted on the maps in Section 11 of the GDP were 
approved by the Amended and Restated Annexation 
and Development Agreement for the Millennium 
GDP effective July 11, 2006 (“Restated Agree-
ment”) and such boundaries serve as the basis for 
Special Conditions applicable to certain GDP par-
cels or Subparcels because of their proximity to the 
Airport.  Any such Special Conditions are set forth 
in Appendices 2-1, 3-1, 4-1 and 5-1 to Sections 2 
through 5, respectively, of the GDP.  The Airport 
Lines depicted on the maps in Section 11 of the 
GDP shall be applicable to all parcels and Subpar-
cels of the GDP. 

1.2.11  Landform Modification 

The majority of property in the GDP is relatively 
flat.  Any landform modification that is done will be 
for the purpose of creating visual interest through 
the development, to provide screening as necessary, 
or to provide for proper management of drainage.  
The amount of grading on the property will be min-
imized to the extent reasonably feasible.  Refer to 
Map 3 in Section 11 and the parcel narratives in 
Sections 2, 3, 4 and 5 for more detail. 

1.2.12  Implementation 

It is anticipated that development within the GDP 
will be phased over a period of approximately 25 
years.  It is anticipated that each of the parcels will 
have multiple phases.   

1.3 ALLOWABLE USES WITHIN EACH 
LAND USE CATEGORY 

Following are lists of the specific uses that are in-
cluded within each of the land use categories re-
ferred to throughout this GDP.  The land use catego-
ries for each Subparcel, together with the specifica-
tion of the land use category as either a Use-by-
Right or a Special Review Use, are set forth in the 
land use legends on Maps 4, 5, 6 and 7 in Section 
11.  A land use category, as a whole, may be a Use-
by-Right or a Special Review Use, depending on the 
location of the Subparcel and the adjacent land uses 
and features.   Any exception to the categorization 
of an entire land use category as either Use-by-
Right or Special Review Use is noted in parentheses 
following the specific use.  For example, see Section 
1.3.4 where it is noted that Group Homes/Group 
Care Facilities are always a Special Review Use, 
even if Heavy Commercial Uses are Uses-by-Right 
in a specific Subparcel. 

1.3.1 Institutional/Civic/Public Uses 

A. Public and private schools (college, university, 
vocational and technical education, etc.). 

B. Places of worship, churches, or places of as-
sembly. 

C. Public Facilities. 
D. Parks, recreation and other open lands. 
E. Cemeteries. 
F. Community Facilities. 
G. Neighborhood Support/Recreational Facilities. 
H. Public and non-profit offices and administra-

tive facilities. 
I. Government, semipublic, or other civic uses. 



OVERALL GDP NARRATIVE      

Section 1.Overall Narrative. Major Amdt 10 FINAL February 2018 1-5   

J. Clubs and Lodges. 
K. Accessory Uses related to the above listed uses. 

1.3.2 Residential Uses (If not within a Mixed 
Use Neighborhood) 

A.   Single Family Detached Dwellings. 
B.   Single Family Attached Dwellings. 
C.   Multi-Family Dwellings. 
D.   Live/Work Structures. 
E.   Senior Housing of a Residential Nature. 
F.   Group Homes for up to eight (8) development- 
       tally disabled or elderly persons. 
G.   Home occupations (in accordance with 
       Municipal Code). 
H.   Ancillary Dwelling Units. 
I.    Neighborhood Support/Recreational  
      Facilities. 

1.3.3 Light Commercial Uses 

A. General Offices. 
B. Bed and Breakfast Establishments. 
C. Restaurants, Indoor and Outdoor. 
D. Restaurants, Fast Food (drive-through permit-

ted). 
E. Funeral homes / mortuaries. 
F. Grocery Stores (no greater than 20,000 sf). 
G. Financial services and institutions, and clinics. 
H. Artisan and photography studios and galleries. 
I. Veterinary facilities and Animal Clinics Small 

Indoor Use including Pet Day Care Facilities. 
J. Senior Housing of a Non-residential Nature.  
K. Child-care centers. 
L. Medical offices. 
M. Open-Air Farmers Market. 
N. Print Shops. 
O. Hotel/Motel. 
P. Parking lots and Parking Garages. 
Q. Retail Establishments (no greater than 25,000 

sf). 
R. Health and Fitness Clubs. 
S. Personal and Business Service Shops. 
T. Accessory Uses related to the above listed uses. 

1.3.4 Heavy Commercial Uses 

A. Supermarkets and Grocery Stores (greater than 
20,000 sf). 

B. Hospitals. 
C. Hospital Accessory Uses such as a helipad. 
D. Group Homes / Group Care Facilities (Special 

Review Use only). 
E. Senior Housing of a Non-residential Nature.  
F. Veterinary facilities and Animal Clinics Small 

Outdoor Use including Pet Day Care Facilities. 
G. Auto Dealerships. 
H. Vehicle Major Repair, Servicing and Mainte-

nance. 
I. Conference / Convention Centers. 
J. Retail Establishments (greater than 25,000 sf). 
K. Bars, taverns, nightclubs. 
L. Call Center. 
M. Vehicle Minor Repair, Servicing and Mainte-

nance establishments (indoors). 
N. Entertainment Facilities and Theaters. 
O. Gasoline stations and Convenience Stores with 

fuel sales. 
P. Equipment, trucks and trailer rental establish-

ments. 
Q. Parking lots and Parking Garages (as a princi-

pal use). 
R. Indoor Recreational Uses. 
S. Wireless Telecommunications Facility / Ser-

vices (Special Review Use only). 
T. Personal Wireless Services / Facilities  (Special 

Review Use only or in accordance with Munic-
ipal Code). 

U. Self storage, mini storage, mini Warehouse. 
V. Outdoor Storage related to the above listed us-

es. 
W. Light Commercial Uses that have Outdoor 

Storage associated with them. 
X. Accessory Uses related to the above listed uses. 
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1.3.5 Mixed Use Village Center 

A. The Light Commercial Uses listed in Section 
1.3.3. 

B. The Institutional/Civic/Public Uses listed in 
Section 1.3.1. 

C. Multi-Family Dwellings. 
D. Single Family Attached Dwellings. 
E. Live/Work Structures. 
F. Parks and Open Space Uses listed in Section 

1.3.9. 
G. The Heavy Commercial Uses listed in Section 

1.3.4. 

1.3.6 Light Industrial Uses 

A. Warehouses and Distribution 
B. Flex Office/R&D/Industrial/Warehouse 
C. Light Manufacturing 
D. Research Laboratories. 
E. Medical laboratories. 
F. Workshops and Custom Small Industry uses. 
G. Outdoor Storage of Recreational Vehicle, 

Boats and Trucks. 
H. Accessory Buildings and Uses including out-

door storage of equipment, products or other 
goods. 

1.3.7 Heavy Industrial Uses 

A. Wireless Telecommunications Facility / Ser-
vices. 

B. Personal Wireless Services / Facilities 
C. Heavy Manufacturing. 
D. Recycling facilities, heavy industry. 
E. Vehicle Major Repair, Servicing and Mainte-

nance. 
F. Accessory Buildings and Uses. 
G. Outdoor Storage of equipment, products or 

other goods as a principle use. 

  

1.3.8 Business Park Uses 

A. Public safety and emergency facilities. 
B. Parks, recreation and other open lands. 
C. Cemeteries. 
D. Community Facilities. 
E. Neighborhood Support/Recreational Facili-

ties. 
F. Public and non-profit offices. 
G. Government, semipublic or other civic uses. 
H. Clubs and Lodges. 
I. Public utilities. 
J. General Offices. 
K. Bed and Breakfast Establishments. 
L. Restaurants, Indoor and Outdoor. 
M. Restaurants, Fast Food (drive-through per-

mitted). 
N. Funeral homes / mortuaries. 
O. Grocery Stores (no greater than 20,000 sf).  
P. Financial services and institutions. 
Q. Artisan and photography studios and galler-

ies. 
R. Veterinary facilities and small animal clinics. 
S. Medical offices. 
T. Open-Air Farmers Markets. 
U. Print Shops. 
V. Hotel/Motel. 
W. Retail Establishments. 
X. Health and Fitness Clubs. 
Y. Personal and Business Service Shops. 
Z. Supermarkets and Grocery Stores (greater 

than 20,000 SF). 
AA. Auto Dealerships. 
BB.  Conference / Convention Centers. 
CC.  Retail Establishments (greater than 10,000        

SF). 
DD. Bars, taverns and nightclubs. 
EE. Call Center. 
FF. Vehicle Minor Repair, Servicing and 

Maintenance. 
GG. Entertainment Facilities and Theaters. 
HH. Gas stations and Convenience Stores with 

fuel sales. 
II. Equipment, trucks, and trailer rental. 
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JJ. Parking lots and Parking Garages. 
KK. Indoor Recreational Uses and facilities. 
LL. Wireless Telecommunications Facili-

ty/Services. 
MM. Personal Wireless Facilities. 
NN. Warehouses. 
OO. Light Industrial Uses. 
PP. Flex Research and Development Facilities. 
QQ. Research and medical laboratories. 
RR. Workshops and Custom Industry uses. 
SS. Recreational vehicle, boats and truck stor-

age. 
TT. Light and Heavy Manufacturing. 
UU. Recycling facilities, heavy industry. 
VV. Vehicle Major Repair, Servicing and 

Maintenance. 
WW. Privately owned and maintained landscape 

areas. 
XX. Publicly owned and maintained landscape 

areas. 
YY. Passive and active Recreation. 
ZZ. Agricultural Activity, community gardens or 

similar uses. 
AAA. Community Facilities, parks, Recreation 

Space and Recreation Facilities. 
BBB. Accessory Uses related to the above. 
CCC. Outdoor Accessory Uses related to above 

uses. 

1.3.9 Parks and Open Space Uses 

A. Privately owned and maintained landscaped 
areas (parks, plaza, trails, etc.) or natural areas. 

B. Publicly owned and maintained landscaped are-
as or natural areas. 

C. Golf courses (public and private). 
D. Passive or active recreation fields, courtyards, 

Accessory Buildings, associated maintenance 
facilities, and clubhouses. 

E. Agricultural activity, community gardens, or 
similar uses. 

F. Community Facilities, cultural arts facilities, 
parks, Recreation Space and Recreation Facili-
ties. 

1.3.10 MUN  

A. Institutional/Civic/Public Uses 

1. Places of worship, churches, and other 
places of assembly. 

2. Public and private schools (elementary, in-
termediate, and high school, etc.). 

3. Other educational/training facilities if with-
in an Urban Character Village. 

4. State licensed child or adult day-care cen-
ters. 

5. Group Homes/Group Care Facilities. 
6. Public safety and emergency facilities. 
7. Community Facilities (including golf 

courses, public and private).  
8. Indoor public and private cultural, educa-

tional and Recreational Facilities and 
community centers. 

9. Outdoor public and nonprofit educational 
and Recreational Facilities. 

10. Senior Housing of a Non-residential Na-
ture. 

11. Essential public utility and public service 
installations. 

12. Cemeteries. 
13. Public and private non-profit offices and 

administrative facilities. 
14. Government, semipublic, or other civic us-

es. 
15. Clubs and Lodges. 

B. Residential 

1. Single-Family Detached Dwellings.  
2. Single-Family Attached Dwellings. 
3. Multi-Family Dwellings.  
4. Single family, two family, or multi-family 

condominium Dwelling Units. 
5. Ancillary Dwelling Units, including guest 
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quarters limited to one per Lot.   
6. Co-Housing structures and related facili-

ties. 
7. Senior Housing of a Residential Nature.  
8. Extended Stay Housing. 
9. Home occupations. 
10. Live/Work Structures – only in Urban 

Character Villages.  
11.  Bed and Breakfast Establishments. 
12.  Group Home / Group Care Facilities. 

C. Commercial (in Urban Character Village only) 

An Urban Character Village shall include at 
least two of the following uses:  

1. Live/Work Structures or Townhomes. 
2. Mixed-Use Structures including commer-

cial, residential, and other allowed uses are 
allowed and encouraged in Urban Charac-
ter Villages. 

3. Multi-Family Dwelling Units. (Single fam-
ily, or other types of Dwelling Units may 
be included in an Urban Character Village, 
but may not be used to meet the require-
ment for a second land use.) 

4. Government, semi-public or other civic us-
es. 

5. Artisan and photography studios, profes-
sional offices, educational/training facili-
ties, financial services, Personal and Busi-
ness Service Shops, Retail Stores, Conven-
ience Stores (without gasoline sales), clin-
ics or similar uses. Individual office or 
commercial uses with a maximum of 8,000 
square feet gross Floor Area.  

6. Indoor veterinary facilities; Animal Clinics 
Small Indoor Use and Pet Day Care Facili-
ties. Outdoor facilities are not allowed. 

7. Restaurants, pubs, or coffee shops with a 
maximum of 4,000 square feet of gross 
Floor Area.  (Drive-through restaurant fa-
cilities shall not be permitted).  

8. Clubs and Lodges. 

9. Health and Fitness Clubs. 
10. Public plazas or gardens.  
11. Recreational Facilities.  
12. Public or private elementary, intermediate 

and high schools.  
13. Adult Day/Respite Care Facilities or child 

care facilities. 
14. Places of assembly or worship. 
15. Open-Air Farmers Market. (Tempo-

rary/seasonal outdoor markets are Uses-
By-Right; Permanent outdoor markets are 
Special Review Uses only.) 

16. Hotels, Bed and Breakfast Establishments, 
or other commercial lodging establish-
ments with a maximum of eight (8) gues-
trooms. 

D. Parks, Recreation and Opens Lands 

1. Natural areas. 

2. Parks and Recreation Facilities, including 
trails, neighborhood parks, pocket parks or 
village greens, plazas, formal or informal 
gardens, playgrounds, and/or similar uses. 

3. Public or private Community Facilities, in-
cluding environmental centers, parks, Rec-
reation Spaces, and other Recreational Fa-
cilities.  

4. Open lands for cultivation of crops, com-
munity gardens, or similar uses. 

E. Accessory/Miscellaneous 

1. Accessory Buildings and Uses.  
2. Satellite dish Antennas eighteen (18) inch-

es or less in diameter. 
3. Active or passive solar, or other alternative 

energy devices. 
4. Personal Wireless Facilities (Special Re-

view Use only). 
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1.4 GDP REPORT 

The GDP report format established by the City is 
designed for a standard GDP.  However, for this 
GDP, many of the items typically addressed in the 
GDP are addressed in the Restated Agreement and 
the Performance Standards set forth herein. 

A. The proposed development is complementary to 
and in harmony with existing development and 
future development plans for the area in which 
the proposed development is to take place by: 

1. Incorporating natural physical features into 
the development and providing sufficient 
open spaces considering the type and inten-
sity of use; 

2. Incorporating site planning techniques that 
foster the implementation of the city’s mas-
ter plans, and encourage a land use pattern 
that supports a balanced transportation sys-
tem, including auto, bike, and pedestrian 
traffic, public or mass transit, and the cost-
effective delivery of other municipal ser-
vices consistent with adopted plans, policies 
and regulations of the City; 

3. Incorporating physical design features in the 
development that provide a transition be-
tween the development and adjacent land 
uses through the provision of an attractive 
entryway, edges along public streets, archi-
tectural design, and appropriate height and 
bulk restrictions on structures; 

4. Incorporating identified Environmentally 
Sensitive Areas, including but not limited 
to, wetlands and wildlife corridors, into the 
development design; 

5. Incorporating elements of community-wide 
significance such as schools, parks, recrea-
tional trails, etc.; 

6. Incorporating public facilities or infrastruc-
ture, or cash-in-lieu, that are reasonably re-
lated to the proposed development so that 
the proposed development will not nega-
tively impact the levels of service of the 
city’s services and facilities; and 

7. Incorporating an overall plan for the design 
of the streetscape within the development, 
including landscaping, auto parking, bicycle 
and pedestrian circulation, architecture, 
placement of buildings and street furniture. 

B. The property will be developed in phases. Uses-
by-Right and Special Review Uses will comply 
with the GDP.  

C. The proposed development will be complemen-
tary to and in harmony with existing develop-
ment plans for the area in which the proposed 
development is to take place by incorporating 
the factors set forth under item A. 1 through 7 
of this report. 

1.5 DEVELOPMENT CONDITIONS 

Development within the GDP shall be subject to the 
applicable General Conditions in Appendix 1-1 at-
tached to this Section 1 and incorporated herein by 
this reference. 

Development within the separate parcels or Subpar-
cels of the GDP shall also be subject to the applica-
ble Special Conditions set forth as an appendix to 
the narrative for that parcel in Sections 2 through 5 
of the GDP. 
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APPENDIX 1-1 
 

GENERAL CONDITIONS 
 

PARKS 
 
1. The possible purchase of a park site within any 

proposed subdivision within the GDP shall be 
discussed by the Applicant with the Parks and 
Recreation Department prior to approval of 
such subdivision plat. 

2. Except as otherwise provided in any Special 
Condition, the Applicant for each subdivision 
plat within the GDP shall construct that portion 
of the trail, including any trail underpass, 
which is depicted on the approved master trail 
plan for the GDP and which is located adjacent 
to or within such platted area. 

PLANNING 

3. Every Development Project within the GDP 
shall comply with all applicable provisions of 
the GDP and the conditions of the individual 
project’s approval. 

4. Development Projects within the GDP shall be 
subject to the payment of all applicable fees re-
quired by the Municipal Code.   

5. Unless specifically authorized pursuant to Gen-
eral Condition No. 9, no building permits shall 
be issued until all on-site and off-site public 
improvements required for the subject subdivi-
sion have been completed by the Applicant or 
others and approved by the City, or a satisfac-
tory guarantee has been made to the City for all 
such incomplete public improvements in ac-
cordance with the Municipal Code, except to 
the extent any of such requirements is incon-

sistent with provisions of the PVH Agreement 
or the MFA. 

6. All Buildings must be constructed in compli-
ance with current Building Code requirements. 

7. If any individual Development Project within 
the GDP does not meet the contiguity require-
ments of the Master Plan, to the extent applica-
ble, the Director shall, in his or her sole discre-
tion, be authorized to administratively grant an 
exception to such contiguity requirements in 
accordance with the applicable provisions of 
the Regulatory Procedures. 

8. At the Developer’s option, it may design up-
graded street furnishings (i.e., benches, trash 
receptacles, etc.), regulatory signs, bus stops, 
street lights or other similar visible public im-
provements for the GDP.  The City agrees to 
cooperate with the Developer in establishing 
criteria to review and approve or deny such de-
signs and to negotiate an equitable sharing of 
costs for, and maintenance of, the same, except 
as otherwise provided in the MFA or the Ser-
vice Plan for the Centerra Metropolitan Dis-
tricts Nos. 1 through 4. 

9. Provided that adequate water for fire protection 
and an acceptable all-weather access road for 
emergency vehicles are available to the site, the 
Director shall have the discretion to permit the 
approval of a Final Plat and/or the issuance of 
building permits for Development Projects 
within the GDP prior to: (a) signing of public 
improvement construction drawings by the 
City, provided such drawings have been sub-
mitted in final form, after consultation with 
City and non-City review agencies, and are 
ready to be executed; (b) the dedication of 
easements and rights-of-way for public im-
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provements; and (c) the construction of public 
improvements.  In exercising the discretion au-
thorized, the Director shall consider the follow-
ing factors: 

 Whether or not practical difficulties ex-
ist; 

 Whether such permits could be issued 
without impairing public health, safety 
and welfare; and 

 With regard to item (b) above, reasona-
ble assurance of the Applicant’s ability 
to acquire the needed easement or right-
of-way prior to issuance of a certificate 
of occupancy. 

 In such event, the Applicant, prior to the issu-
ance of such building permit, shall post with 
the City financial security to ensure acquisition 
of any necessary easements and rights-of-way 
and completion of public improvements in a 
form and amount as the City may deem neces-
sary, and the applicant shall complete and ob-
tain City approval of items (a) through (c) 
listed herein prior to the issuance of any certifi-
cate of occupancy for the affected Building or 
Buildings. 

Provided that adequate water for fire protection 
and an acceptable all-weather access road for 
emergency vehicles are available to the site, the 
Director shall have the discretion to approve 
the issuance of building permits for model 
homes and sales offices for any Development 
Projects within the GDP prior to completion of 
the items listed in (a), (b) and (c) above. 

10. Developer has hired a consultant acceptable to 
the City which has created a building permit 
tracking system for the GDP, which includes 
the tracking of CEF reimbursements, fees-in-
lieu of land dedication for schools and the En-

vironmental Fees (the “Tracking System”).  
The City shall utilize the Tracking System for 
projects within the GDP for those items re-
quired to be tracked pursuant to the General or 
Special Conditions and, upon the Developer’s 
request, shall provide a quarterly statement to 
the Developer with the results of the Tracking 
System for that period. 

11. Development Projects within the GDP shall 
comply with the submittal and review require-
ments of the Regulatory Procedures and shall 
also comply with any applicable submittal and 
review requirements of the Municipal Code. 

12. No more than a total of 7721 Dwelling Units 
shall be permitted within the GDP, unless the 
GDP is amended pursuant to the Regulatory 
Procedures.  Notwithstanding that each Parcel 
within the GDP states a maximum number of 
Dwelling Units, an applicant may increase by 
five percent (5%) the number of residential 
Dwelling Units within any such Parcel, provid-
ed that the overall total number of Dwellings 
Units therein does not exceed 7721. 

POWER 

13.   The Applicant shall be responsible for staking 
underground power lines per the requirements 
of the City’s Electric Division, including cut 
and fill stakes as required.  The Applicant shall 
be responsible for any costs associated with the 
relocation, raising, or lowering of the under-
ground electrical three phase electric power 
lines which are necessitated by incorrect stak-
ing, changes in road design, installation of oth-
er utilities, or any other construction changes 
caused by the Applicant. 
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SANITARY SEWER 

14. Except as otherwise provided in the Special 
Conditions, each project within the GDP shall 
be required to meet the City’s current require-
ments for provision of adequate sanitary sewer 
facilities necessary to serve the project, which 
may be in the form of construction of such fa-
cilities, a payment-in-lieu of construction of 
such facilities or a reimbursement for previous-
ly constructed facilities which are needed to 
service the project. 

15. The Developer has completed and submitted to 
the City a master sanitary sewer plan for the 
GDP which has addressed sanitary sewer load-
ings for the entire GDP as well as any off-site 
impacts that may result from the sanitary sewer 
demands associated with the GDP.  With each 
site-specific Development Project, the Appli-
cant shall provide to the City an analysis of the 
applicability of the master sanitary sewer plan 
to such project and, to the extent the sanitary 
sewer assumptions for such project differ from 
the assumptions of the master sanitary sewer 
plan (whether the assumptions are based on 
higher or lower demands than those of the mas-
ter sanitary sewer plan), the Applicant shall 
provide such additional information as may be 
required by the City to determine the sanitary 
sewer impacts of the project. 

STORM DRAINAGE 

16. Drainage plans and improvements as required 
by City standards shall be provided for each 
Development Project within the GDP. 

17. Elevation of foundation and the lot grade shall 
be designed to provide for adequate surface 
water removal. 

18. Sufficient spot elevations, sketch plan, prelimi-
nary drainage report, erosion control plan and 
other drainage information required by the 
City's storm drainage criteria manual, as amend-
ed, shall be submitted in accordance with the 
requirements of such manual. 

19. Proposed regional detention ponds that are not 
identified improvements of the City’s master 
drainage plan shall be designed and constructed 
without financial contribution from the City’s 
stormwater utility unless the City Council ap-
proves a master drainage plan update that in-
cludes regional detention ponds and an applica-
tion for an individual project within the GDP is 
submitted to the City which requires construc-
tion of a regional detention pond shown on such 
an updated master drainage plan. 

20. Written permission from the owners of each 
irrigation canal and reservoir accepting storm-
water runoff, both as to quantity and quality, in-
to their canals and reservoirs shall be required at 
the time of preliminary and final development 
plans, unless the City Attorney has determined 
that such permission is not legally required.   

TRANSPORTATION 

21. Except for those street design cross sections 
shown on Map 8 of the GDP every Develop-
ment Project within the GDP shall comply with 
the design and construction standards set forth 
in LCUASS and the Transportation Plan. 

22. As a condition of approval of any Development 
Project within the GDP, the City may impose 
such transportation-related requirements and/or 
restrictions as it deems necessary based upon 
the conclusions of the Traffic Study for such 
Development Project, applicable provisions of 
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the Municipal Code and LCUASS and any ap-
plicable Special Conditions or General Condi-
tions. 

23. Notwithstanding any conceptual information 
included in the GDP, street layout and align-
ments, access locations, intersection configura-
tions and intersection operations (traffic con-
trol) shall be finally determined in conjunction 
with the review and approval of individual De-
velopment Projects within the GDP. 

24.  Subject to the provisions of General Condition 
No. 9, if off-site right-of-way is required for 
transportation facilities needed to meet City or-
dinances, the Applicant shall submit, prior to 
approval of any Preliminary Plat, preliminary 
development plan or preliminary public im-
provement construction plans, a “Letter of In-
tent” from the affected off-site property owner 
acknowledging its intent to dedicate to the City 
such right-of-way, in a form acceptable to the 
City Attorney. 

25. Subject to the provisions of General Condition 
No. 9, the off-site right-of-way needed to serve 
each Development Project shall be acquired 
and dedicated to the City by the Applicant in a 
form acceptable to the City and at no cost to 
the City prior to the approval of the Final Plat 
or final construction plans (for each project) by 
the Transportation Engineering Division.  Prior 
to or concurrent with approval of any final 
subdivision plat for any Development Project 
subject to the GDP, all right-of-way required 
by the then current City standards for said sub-
division shall be dedicated to the City at no 
cost to the City.  Prior to construction of a 
City-funded project to improve any roadways 
adjacent to the GDP, the right-of-way neces-
sary for the roadway improvements shall be 

dedicated by the Applicant to the City in a 
form acceptable to the City and at no cost to 
the City. 

26. Notwithstanding any information presented in 
the previous traffic studies for the GDP, Appli-
cant shall provide any additional traffic infor-
mation, corrections, revisions and analysis re-
quired by the City to verify compliance with 
applicable standards at the time of development 
application submittal. 

27. General ACF Regulations: 

27.1    All Development Projects within the GDP 
shall comply with the ACF Regulations ex-
cept as otherwise provided herein or in any 
applicable Special Condition of this GDP 
and except to the extent less restrictive 
regulations are adopted, in which case those 
less restrictive regulations shall apply.  

27.2 In connection with development of the 
GDP, the following State and federal high-
ways shall be exempt from compliance with 
the ACF Regulations during the Vesting Pe-
riod: 

  (i) I-25 and its interchanges (which, 
pursuant to City policies are presently ex-
empt from ACF Regulations); and 

  (ii) U.S. 34 and its intersections.   

27.3   The evaluation of projects within the GDP 
for compliance with the ACF Regulations 
and any approved exceptions thereto shall 
occur at the time of submittal of the earliest 
of the following items:  a preliminary or 
minor subdivision plat; building permit ap-
plication; or Special Review Use applica-
tion.  A Traffic Study, together with any 
additional traffic information, corrections, 
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revisions and analysis required by the City 
to verify compliance, shall be submitted 
with each separate project within the GDP, 
in accordance with LCUASS standards. 

27.4 Based on the project’s Traffic Study, each 
project shall make all street improvements 
within one (1) mile from the closest point 
on a boundary of each such project neces-
sary to comply with the ACF Regulations 
and any approved exceptions thereto, and 
except where the necessary link improve-
ments (as opposed to intersection improve-
ments) are not required or not shown on the 
Transportation Plan.  If such link improve-
ments are not required or not shown on the 
Transportation Plan, the Applicant shall not 
be obligated to construct any transportation 
link improvements over and above those 
shown on the Transportation Plan.   

27.5   The provisions of General Condition No. 
27.4 above, which are based on the Trans-
portation Plan, shall apply to all Develop-
ment Projects within the GDP only for a 
twenty (20)-year period, commencing on 
June 30, 2006 and provided that both of the 
following conditions are met by each such 
project submitted to the City: (a) the traffic 
generated by such project, when combined 
with traffic generated by all other approved 
Development Projects within the GDP, does 
not exceed 184,235 total daily trip ends 
(which represents approximately eighty per-
cent [80%] of the estimated total daily trip 
ends from the GDP); and (b) the uses within 
such project, when combined with uses 
within all other approved Development Pro-
jects within the GDP, do not exceed either a 
total of 9,856,800 non-residential square 
feet or a total of 6177 Dwelling Units, rep-
resenting approximately eighty percent 
(80%) of the estimated non-residential 
square footage and eighty percent (80%) of 

the estimated Dwelling Units, respectively, 
which are likely to be constructed within the 
GDP.  

27.6 Prior to the end of the 5th, 10th, 14th, 17th, 
19th and 20th years after commencement of 
the twenty (20)-year period referenced in 
General Condition No. 27.5 above, the De-
veloper shall provide to the Director in writ-
ing: (a) the total daily trip ends generated by 
Development Projects in the GDP; (b) the 
total amount of the non-residential square 
feet in the approved Development Projects 
in the GDP; and (c) the total number of 
Dwelling Units constructed within the GDP. 

28. Adequate shoulder width shall be provided as 
determined by the City Engineer and CDOT 
adjacent to all right turn lanes on US 34 at the 
proposed accesses.  

29. In the event that the Transportation Plan is 
amended to eliminate roadway improvements 
that are required to be constructed pursuant to a 
General or Special Condition, the Public Works 
Director shall be authorized to administratively 
waive or modify the requirements of any such 
condition. 

30. The Applicant shall obtain, at no cost to the 
City, all FHWA and CDOT approvals needed 
for any underpass of I-25 proposed in connec-
tion with a project within the GDP.  Written 
documentation of these approvals must be pro-
vided to the City by the Applicant prior to the 
approval of any Final Plat or final improvement 
construction plans that include this future un-
derpass.  

31. Each Preliminary Plat application that includes 
improvements to any County road shall be ac-
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companied by a letter of concurrence from the 
County Engineering Department stating that it 
has reviewed the preliminary design for the 
work that is proposed on the County roads.  In 
addition, the letter shall clarify whether or not 
the County supports the construction of these 
proposed roadway improvements, and that it 
anticipates issuing formal approval of the con-
struction drawings after receipt and review of 
the final plan.   

WATER 

32. Prior to the issuance of any building permits 
within each approved final subdivision plat 
within GDP, the Applicant agrees to meet raw 
water requirements for such subdivision in 
compliance with the Municipal Code.  Nothing 
herein shall be construed as preventing the Ap-
plicant from seeking and obtaining a waiver or 
modification of water rights requirements as 
provided in the Municipal Code.   

WATER AND SANITARY SEWER 

33. All public water and wastewater improvements 
constructed in conjunction with the GDP shall 
be in conformance with the Municipal Code, 
the City’s water and wastewater master plan 
and technical development standards for such 
improvements in effect at the time of develop-
ment application submittal.   

34. Prior to participating in any water or sanitary 
sewer oversizing agreements, the Applicant 
shall prepare or update and submit a fis-
cal/financial analysis report. The report shall 
identify all build-out time frames and anticipat-
ed oversize costs for water and sewer facilities 
for each proposed construction phase.  Each 
construction phase, with its related build-out 

time frames, facilities and costs, shall be based 
upon the issuance of the first anticipated certif-
icate of occupancy within the respective con-
struction phase.  Additional specific contents of 
the report can be further discussed and identi-
fied in a separate meeting between the Appli-
cant and the City prior to submittal of the re-
port.    

ACQUISITION OF EASEMENTS/          
RIGHTS-OF-WAY 

35. Development of the GDP is expected to require 
the construction and installation of arterial 
streets, sanitary sewer, water and stormwater 
trunk and interceptor lines, a sanitary sewer lift 
station and other significant public improve-
ments which will provide coordinated, regional 
improvements benefiting properties other than 
the GDP.  For those improvements, or a portion 
of them, which are located beyond the bounda-
ries of the GDP and are not contemplated in the 
MFA or in the Centerra Metropolitan Districts’ 
Service Plan to be constructed by the Centerra 
Metropolitan Districts, Applicants of projects 
within the GDP shall use good faith efforts to 
obtain required easements or rights-of-way for 
the same in a reasonably direct route, including 
paying fair market value compensation there-
for.  If an Applicant is unable to so obtain re-
quired easements or rights-of-way, the City, in 
good faith, will consider condemnation pursu-
ant to then current City policy to obtain the 
same.  If condemnation action is taken by the 
City, the actual costs to the City, including at-
torneys’ fees, therefor shall be paid by the Ap-
plicant whose project triggered the condemna-
tion, unless the public improvement for which 
such easement or right-of-way is needed is eli-
gible for reimbursement under the Municipal 
Code. 
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 In the event the City refuses to condemn any 
easement or right-of-way necessary to receive a 
positive determination of adequacy  for  any 
off-site public facilities, the City agrees that the 
Applicant shall not be required, as a condition 
of development approval, to construct or install 
the improvement for which such easement or 
right-of-way is needed, provided that the exist-
ing  off-site  facilities and any facilities to be 
constructed with the proposed development are 
reasonably determined by the City, based upon 
conclusions of the  applicable study for the 
proposed development, to safely service such 
development.  In that event, the City may re-
quire that the Applicant escrow with the City, 
in cash or security acceptable to the City, a sum 
equal to the cost of the necessary improve-
ments and the fair market value of the cost of 
any easement or right-of-way required for such 
improvements, which escrow shall only be 
used for such purposes.  On the anniversary 
date of the posting of such escrow and continu-
ing each year thereafter for a period not to ex-
ceed ten (10) years from the date the escrow is 
established, the amount of such escrow shall be 
increased or decreased by the Applicant, as set 
forth hereafter, unless, prior to such anniver-
sary date, the City has acquired the relevant 
easements or rights-of-way and the public im-
provements for which the escrow was estab-
lished have been completed.  The escrow shall 
be increased or decreased annually as aforesaid 
by an amount equal to the percentage of in-
crease or decrease in the Consumer’s Price In-
dex over the preceding year.  “Consumer Price 
Index” shall mean the Revised Consumer’s 
Price Index for the Cities of Denver and Boul-
der for construction, published by the Bureau 
of Labor Statistics of the United States De-
partment of Labor.   Escrowed monies shall be 
returned to the Applicant only to the extent that 
during such ten (10)-year period, right-of-way 
or public improvements which were the subject 

of the escrow have been respectively acquired 
or constructed by the Applicant or third parties.  
At the expiration of such ten (10)-year period, 
all remaining escrowed monies shall be re-
leased from escrow and shall be deposited into 
a City capital improvement fund to be used for 
the acquisition of the needed right-of-way or 
easement and/or the construction of other pub-
lic improvements within or adjacent to the 
GDP. 

SCHOOL DISTRICT 

36. As set forth in the Restated Agreement, the 
Developer has dedicated to the School District 
a 30-acre middle school site in exchange for 
which it shall be reimbursed by the City, to the 
extent paid, the School District’s fees in lieu of 
land dedication (“School Fees”) for two thou-
sand eighty-five (2,085) Dwelling Units in the 
GDP.  The Developer has also agreed to dedi-
cate two 10-acre elementary school sites to the 
School District as embodied in the Special 
Conditions for Parcels A and C, respectively.  
For each such elementary school site dedica-
tion, the Developer shall be reimbursed, to the 
extent paid, School Fees for an additional six 
hundred ninety-five (695) Dwelling Units in 
the GDP.  The School Fees shall be collected 
by the City at the time of building permit issu-
ance for any residential Dwelling Unit in the 
GDP in accordance with the then-current rates 
for School Fees set forth in the School District 
IGA and any amendments thereto, and any ap-
plicable reimbursement shall be promptly made 
by the City to the Developer.  School Fees for 
which the Developer is not entitled to be reim-
bursed shall be remitted to the School District 
in accordance with the City’s normal practice 
regarding the same. 
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SIGNS 

37. All existing signs within the GDP that do not 
have sign permits issued by the City shall have 
sign permits issued and shall comply with any 
applicable, approved planned sign program or, 
if none, applicable provisions of the Municipal 
Code.   
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SECTION 2 
PARCEL A 

 
2.1 INTRODUCTION 
 
Parcel A is approximately 1166 acres in size and 
includes Parcels A, B and C of the East Region of 
the Millennium Addition, Tract A of the McWhin-
ney Addition, Parcels C and D of the Savanna Addi-
tion and the East and Central Parcels of the Grange 
Addition. 
 
This site is located at the northeast corner of I-25 
and US 34 (East Eisenhower Boulevard).  The site is 
divided by the Union Pacific Railroad tracks, which 
run roughly from the northwest corner of the site to 
the southeast corner of the site.  The Greeley – 
Loveland Irrigation Canal and the Farmers Ditch 
cross the southern portion of the site.    Refer to 
Map 1 and Map 4 in Section 11, for the location of 
Parcel A. 
 
2.2 LAND USE INFORMATION 
 
2.2.1 Existing Land Uses 
 
Parcel A-3 is currently being developed as a region-
al shopping mall.  The balance of Parcel A has ex-
isting agricultural activities and related uses and 
mineral extraction uses (2 oil wells). The existing 
agricultural uses are to be allowed to continue as 
legal non-conforming uses within this parcel. 
 
There are two existing oil wells, buried concrete 
vaults and burn-off valve assemblies as well as four 
oil tanks near the northeast corner of this parcel.  To 
the extent that the Developer acquires control of the 
mineral rights, the oil wells will be abandoned and 
the related structures listed above, will be removed 
and disposed of properly off-site prior to issuance of 
a building permit for development within 350’ of 
the wells. 

 
According to the Mineral Extraction Report pre-
pared by Terracon on December 24, 1998 and the 
Mineral Extraction Report prepared by Earth Engi-
neering Consultants, Inc. on March 29, 2007, there 
are no economically viable sand and gravel re-
sources to be extracted from this parcel. 

2.2.2 Proposed Land Uses 
 
The land use categories for Parcel A include Institu-
tional/Civic/Public, Light Commercial Uses, Heavy 
Commercial Uses, Light Industrial Uses, Heavy In-
dustrial Uses (a maximum of 8,100,000 gross square 
feet of commercial and industrial uses), Mixed Use 
Village Center, Residential Mixed Use Neighbor-
hood (MUN), Residential Uses (not in an MUN) 
and Parks and Open Space Uses. The total number 
of permitted Dwelling Units in Parcel A is 3,781, 
however, each Subparcel in Parcel A in which resi-
dential uses are allowed is also subject to a total 
number of Dwelling Units therein as set forth be-
low: 
 
  Parcel A-1    1,250 
  Parcel A-2       880 

Parcel A-3    1,000 
Parcel A-5     632 
Parcel A-6     664 
Parcel A-7     127 
Parcel A-8     688 

 
It is intended that Parcels A-6 and A-7 develop pri-
marily with residential uses and that non-residential 
uses in such parcels, although permitted, will be 
secondary and complementary to the residential us-
es. 

 
Refer to Section 1.3 for a detailed list of the specific 
uses within each land use category, and the Land 
Use Legend on Map 4 in Section 11 for the identifi-
cation of each land use category as either a Use-by-
Right or a Special Review Use.  
 
Section 12 contains the review processes applicable 
to such uses.  Please refer to Section 12.1.2 and 
General Condition No. 12 for information on the 
ability to increase the number of Dwelling Units. 
 
2.2.3 Density 
 
The maximum density of residential developments 
in Parcel A is provided on Map 4 in Section 11 and 
in Sections 9 and 10. 
 
Density within a 300-foot wide strip along a portion 
of the north edge of Parcel A-5 and along the east 
edge of Parcel A-5 is limited to 3 Dwelling Units 
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per gross acre (see Map 4 in Section 11).  Density 
within a 300-foot wide strip along a portion of the 
east edge of Parcel A-2 is limited to 10 Dwelling 
Units per gross acre (see Map 4 in Section 11). 
 
2.2.4 Airport Influence Area 
 
Any Special Conditions applicable to development 
in Parcel A because of its proximity to the Airport 
are included in the Special Conditions attached as 
Appendix 2-1 attached to this Section 2. 
 
2.3 CIRCULATION 
 
2.3.1 Site Access 
 
Subject to City approval of specific Development 
Projects, primary access to the Subparcels of Parcel 
A will be from US 34.  Additional access points will 
be from High Plains Boulevard on the east and from 
Crossroads Boulevard on the north.   There will also 
potentially be a future access from the west via the 
extension of Kendall Parkway under I-25. 
 
2.3.2 Internal Circulation 
 
An integrated network and hierarchy of transporta-
tion ways will be provided for automobiles, pedes-
trians, bicyclists, and public transportation. 
 
Centerra Parkway is the primary access/circulation 
road between US 34 (East Eisenhower Boulevard) 
and Crossroads Boulevard that will provide access 
to development sites within the parcel.  Additional 
access points and roadways are anticipated to ac-
commodate efficient and safe traffic flow. 
 
Refer to Section 7 for detailed information on ac-
cess, circulation, and parking.   
 
The Conceptual Amenity Map (Map 2 in Section 
11) illustrates a proposed, conceptual trail system.  
Although not all buffer and open space areas have 
trails shown on this map, they will be allowed if 
determined appropriate in the applicable ESAR. 
 
Details on any proposed trail system shall be pro-
vided with applications for Preliminary Plats and/or 
Final Plat review or applications for a building per-
mit.  Development within Subparcel A-1 shall com-

ply with the intent of the US 34 Corridor Plan.  Re-
fer to Section 6.9 for additional view corridor guide-
lines. 
 
2.3.3 Standards 
 
The street network for Parcel A is intended to de-
velop as recommended in the Transportation Plan. 
 
All streets shall comply with LCUASS as described 
in Section 7 and General Condition No. 21.  
 
2.4 PUBLIC AND PRIVATE UTILITIES 
 
The following subsections indicate the utility pro-
viders currently available to serve Parcel A.  The 
provision of services by other utility providers will 
be determined at the time of development. 
 
2.4.1 Water and Sewer 
 
The City will provide water and sewer service.  Wa-
ter line extensions to serve this property are located 
under I-25 near the proposed Kendall Parkway and 
at McWhinney Boulevard.  These water line exten-
sions continue east along Sky Pond Drive and Ken-
dall Parkway, then north in Centerra Parkway to the 
north line of Parcel A.  The water line system then 
extends east and north to the City’s elevated tank 
located south of Crossroads Boulevard. Sanitary 
sewer service is provided by a combination of a 
gravity system in conjunction with a lift station.  A 
sanitary sewer trunk main crosses I-25 just north of 
The Greeley and Loveland Irrigation Canal cross-
ing.  This main then runs north in Centerra Parkway.  
A lift station and gravity sewer will provide service 
to areas along US 34 and areas east of Centerra 
Parkway and north of the Union Pacific Railroad.  
Details of services will be worked out at time of 
preliminary and/or final development plan or at the 
time of application for a building permit.  
 
2.4.2 Storm Drainage 
 
Detention shall either be provided on individual 
sites or in regional detention ponds in accordance 
with the East I-25 Basin Master Drainage Plan or 
the City’s Storm Drainage Master Plan.  
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2.4.3 Electric 
 
The City’s Water and Power Department will pro-
vide electricity.  A 600 amp underground feeder is 
located along the north side of US 34, and a 200 
amp underground feeder is located at the southern 
boundary of the Crossroads Business Park.  Approx-
imately the eastern one-quarter of this parcel is lo-
cated within the Poudre Valley Rural Electric Asso-
ciation service territory. 
 
A surcharge of 5% will be added to all bills for the 
sale of electric power to uses established after Janu-
ary 31, 1987 within the service territory of the Pou-
dre Valley Rural Electric Association for a period of 
ten years after the effective date of the annexation of 
the affected Parcels or portions thereof.  For Parcels 
A-1 through A-4 and A8, except that portion of Par-
cel A-1 known as the Central Parcel of the Grange 
Addition, the surcharge will expire October 3, 2010 
(Note that the Central Parcel of the Grange Addition 
is not subject to the surcharge). For Parcel A-5, the 
surcharge will expire Ju1y 11, 2016.  For Parcels A-
6 and A-7, the surcharge will expire July 15, 2018. 
 
In the event that electric power for construction is 
not be available, generators will have to be used for 
construction power.  Also, an engineering deposit in 
the then current amount, site/utility plans, an electri-
cal one-line drawing and construction drawings 
must be submitted to the Water and Power Depart-
ment for the design of the underground electric ex-
tension to the building. 
 
2.4.4 Natural Gas 
 
It is presently anticipated that Xcel Energy Compa-
ny will provide natural gas. 
 
 
2.4.5 Telephone 
 
It is presently anticipated that Qwest Communica-
tions will provide telephone and telecommunica-
tions services.  
 

2.4.6 Irrigation Ditches 
 
There are two existing irrigation ditches on the 
property, the Farmers Ditch and The Greeley and 
Loveland Irrigation Canal.  These existing irrigation 
ditches will be maintained in place, boxed, lined or 
re-aligned as necessary.  If any realignment or phys-
ical change is proposed in the ditch or improvement 
is proposed to any portion of an irrigation ditch, the 
ditch company will be contacted for approval.  A 
copy of a letter from the ditch company shall be 
submitted to the City prior to any approval that di-
rectly impacts the ditch.  Irrigation ditches may be 
used as a raw water supply for irrigation of open 
space areas. 
 
2.4.7 Railroads 
 
The Union Pacific Railroad tracks run through Par-
cel A roughly from the northwest corner of the site 
to the southeast corner of the site (see Map 4 in Sec-
tion 11).   In order to mitigate railroad noise and 
vibration, the Applicant shall provide a bufferyard 
between Buildings for residential occupancy on lots 
in Parcel A and the edge of the railroad right-of-way 
in accordance with the requirements set forth in Sec-
tion 15, Appendix A of the GDP.  See also Special 
Condition No. 18 in Appendix 2-1.   
 
2.5 NATURAL AREAS 
 
Any Environmentally Sensitive Areas within Parcel 
A have been identified in an ESAR.  The ESARs 
applicable to Parcel A are provided in Section 14 of 
the GDP. 
 
For Parcels A-1 and A-4, please refer to the ESAR 
prepared by Ecological Resource Consultants dated 
July 18, 2003 and revised November 20, 2003.  
Please refer to the ESAR prepared by FlyWater 
Consulting, Inc. dated October 11, 2007 for the 
southeast portion of Parcel A-1, which is known as 
the Central Parcel of the Grange Addition. 
For Parcels A-2, A3 and A-8, please refer to the 
ESAR prepared by Cedar Creek Associates dated 
January, 1999. 
 
For Parcel A-5, please refer to the ESAR prepared 
by Ecological Resource Consultants dated June 8, 
2004. 
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For Parcels A-6 and A-7, please refer to the ESAR 
prepared by FlyWater Consulting, Inc. dated Octo-
ber 11, 2007. 
 
A unique feature within Parcel A is the drainage 
area at the southwest corner which has been identi-
fied as a high quality habitat.  A mixture of wetlands 
and uplands exists within this area and includes 
large, mature cottonwoods.  This area will be pro-
tected from development within this parcel by a 75-
foot buffer (as shown on Map 4 in Section 11).  The 
mature cottonwoods will also be preserved. 
 
2.6 LANDFORM MODIFICATION 
 
Parcel A is relatively flat. Landform modification 
will occur in order to create visual interest through 
the site to provide screening as necessary, and/or to 
provide for proper management of drainage.  The 
existing drainage pattern running roughly from the 
northeast to the southwest corner of the parcel will 
be preserved.   
 
Refer to the Conceptual Utility/Grading Map, (Map 
3 in Section 11) as well as Section 6.10.2 for addi-
tional grading information and amounts of anticipat-
ed cut and fill. 
 
2.7   DEVELOPMENT CONDITIONS 
 
Development within Parcel A shall be subject to the 
applicable General Conditions in Appendix 1-1 of 
Section 1 and the applicable Performance Standards 
in Sections 6 through 10. 
 
Development within Parcel A shall also be subject 
to the applicable Special Conditions in Appendix 2-
2 attached to this Section 2 and incorporated herein 
by this reference. 
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APPENDIX 2-1 
 

SPECIAL CONDITIONS FOR 
PARCEL A 

 
AIRPORT 

 
Special Condition No. 1 (Parcels A-1, A-3, A-4 and 
A-8): 
 
Those portions of Parcel A that are located within 
the boundaries of the Airport Influence Area  (in-
cluding portions of Parcels A-1, A-3 and A-8 and all 
of Parcel A-4) as depicted on Map 4 in Section 11 
of the GDP are subject to that Avigation Easement 
recorded in the Larimer County Records on July 9, 
2004 at Reception No. 2004-0066598.  
 
Special Condition No. 2 (Parcels A-1, A-3, A-4 and 
A-8): 
 
Those portions of Parcel A that are located within 
the Airport Influence Area may experience noise 
from low-flying aircraft as a result of 24 hour per 
day aircraft operations, therefore, all subdivision 
plats for property that is wholly or partially located 
within the boundaries of the Airport Influence Area 
as depicted on Map 4 in Section 11 of the GDP shall 
contain the following language:  “All or a portion of 
the property being subdivided may be located within 
the Airport Influence Area of the Fort Collins-
Loveland Municipal Airport.  Such property may 
experience noise from low-flying aircraft as a result 
of 24 hour per day aircraft operations.” 
 
Special Condition No. 3 (Parcels A-1, A-3, A-4 and 
A-8): 
 
No structures located within those portions of Parcel 
A that are located within the Airport Influence Area 
as shown on Map 4 in Section 11 of the GDP shall 
extend into restricted air space as defined by FAA 
Regulation, Part 77, and the Applicant shall comply 
with all applicable notice requirements of such FAA 
Regulation. 
 
 
 
 

Special Condition No. 4 (Parcels A-1, A-3, A-4 and 
A-8): 
 
Except to the extent otherwise required by applica-
ble Federal law, all new bodies of water within the 
Airport Influence Area as depicted on Map 4 in Sec-
tion 11 of the GDP and within a radius of 10,000 
feet from the end of any runway of the Airport, shall 
be prohibited provided that:  (1) they are larger than 
one-quarter acre in size; (2) they are installed after 
Ju1y 11, 2006; (3) they are designed to hold or re-
tain water permanently or over extended periods of 
time; and (4) they are bird attractants.  To the extent 
permitted by Federal law, this prohibition shall not 
apply to a relocation or expansion of any existing 
water body or to detention ponds that have outlet 
structures designed to prevent the permanent con-
tainment of water. 
 
Special Condition No. 5 (Parcels A-1, A-3, A-4 and 
A-8): 
 
No exterior lighting, reflective material, smoke 
emissions or electronic emissions shall be permitted 
in the Airport Influence Area as depicted on Map 4 
in Section 11 of the GDP which would materially 
lower pilots’ visibility or cause material interference 
with the Airport’s navigation and communication 
systems.  For purposes of this condition, “reflective 
material” is defined as glazing with a reflectivity of 
65% or greater. 
 
Special Condition No. 6 (Parcels A-1, A-3, A-4 and 
A-8): 
 
The Developer shall include the following disclo-
sure statement in all of its contracts for the sale of 
any of the property located within Parcel A of the 
GDP which is also within the Airport Influence Ar-
ea  as shown on Map 4 in Section 11 and further, 
shall include a provision in such sales contracts that 
the purchaser thereof shall include the following 
disclosure statement in all of its subsequent con-
tracts for sale of such property:  “The property sub-
ject to this contract may be located within the Air-
port Influence Area of the Fort Collins-Loveland 
Municipal Airport.  Such property may experience 
noise from low-flying aircraft as a result of 24 hour 
per day aircraft operations.”  Each such contract 
subject to this Special Condition shall expressly 



MILLENNIUM GDP 

2-6                                        Section 2.Major Amd 9.4 FINAL Effective June 15, 2014  

provide that the disclosure provision survives clos-
ing and is enforceable at law or in equity by the City 
as a third party beneficiary of such contract. 

 
FEES/CREDITS/REIMBURSEMENTS 

 
Special Condition No. 7 (Parcels A-1, A-3 and A-
4): 
 
Pursuant to the MFA, projects within Parcels A-1, 
A-3 and A-4 (MFA Commercial Area) shall not be 
eligible to receive reimbursement from the City to 
which they might otherwise be entitled pursuant to 
City Regulations, as defined in the MFA, for the 
design and construction of public improvements 
therein, with the exception of the following reim-
bursements: 
 

1. The City’s obligation to reimburse Cen-
terra Properties West, LLC for certain costs incurred 
for a preliminary design of the Arterial Street Im-
provements.  Refer to Section 6.5 of the PVH 
Agreement for specific terms. 

 
2. Reimbursements for public improve-

ments which were completed prior to January 20, 
2004.  Refer to Sections 12.3 and 13.5 of the MFA 
for specific terms. 

 
3. Reimbursements for public improve-

ments completed in connection with Development 
Projects not within the MFA Commercial Area, un-
less such public improvements are not eligible for 
reimbursement pursuant to the MFA, Section 12.3.   
 
Special Condition No. 8 (Parcels A-1, A-3 and A-
4): 
 
Centerra Properties West, LLC and its affiliates are 
entitled to receive certain credits against City water 
system impact fees and City capital expansion fees 
for streets in connection with Development Projects 
within Parcels A-1, A-3 and A-4 (MFA Commercial 
Area) pursuant to the terms of the MFA.  Refer to 
Section 12.1 of the MFA for the specific terms.   
 
 
 
 

Special Condition No. 9 (Parcels A-1, A-3 and A-
4): 
 
Except as provided in Special Conditions Nos. 7 and 
8 above, the Applicant of every project within Par-
cels A-1, A-3 and A-4 (MFA Commercial Area) 
shall be responsible for payment of all applicable 
City development fees and use taxes and for satis-
faction of all raw water requirements.  Refer to Sec-
tion 12.3 of the MFA for the specific terms. 
 
Special Condition No. 10 (Parcels A-2, A-5 and A-
8): 
 
With the exception of the local street segment as 
defined in LCUASS, all streets that are included in 
the City’s Transportation Capital Improvement Plan, 
as part of the Transportation Plan (“CIP”), shall be 
deemed part of the City’s street capital expansion 
fee system and eligible for street CEF reimburse-
ment consistent with City policy, which City policy 
presently designates only those streets classified as 
arterial and above as part of such CIP system and 
eligible for reimbursement.  To the extent the De-
veloper, as a condition of the development of Par-
cels A-2, A-5 or A-8, has designed and/or construct-
ed, or caused to be designed and constructed, im-
provements to such streets, it shall be entitled to a 
reimbursement therefor but such reimbursement 
shall be in an amount equal to the costs incurred by 
or on behalf of the Developer in the design and con-
struction of such streets (including the cost of off-
site easement acquisition), plus interest at the aver-
age rate received by the City on its investments over 
the twelve (12)-month period preceding the date 
such interest commences to accrue, compounded 
annually and accruing from the date of completion 
and acceptance of the eligible improvement to the 
date reimbursement has been made.  The Developer 
shall be reimbursed an amount equal to eighty per-
cent (80%) of each applicable street CEF actually 
paid by any person or entity other than the City for 
each building permit within all projects in the GDP, 
and such reimbursement shall continue to apply un-
til the Developer has received reimbursements in an 
amount equal to the total cost, as calculated above, 
of those eligible streets designed and constructed, or 
caused to be designed and constructed, by the De-
veloper.  The remaining twenty percent (20%) of 
each applicable street CEF paid at building permit 
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issuance may be used by the City to fund capital 
transportation costs in other areas of the City, as it 
deems appropriate.  Reimbursements shall be made 
by the City to the Developer on a quarterly basis.  
Notwithstanding the foregoing, the Developer shall 
not be entitled to any reimbursement from the City 
under this Special Condition for those “Public Im-
provements” which are not eligible for reimburse-
ment from the City under Section 12.3 of the MFA. 
 
Special Condition No. 11 (Parcel A-4): 
 
Centerra Properties West, LLC and its affiliates are 
entitled to receive a deferral of certain City system 
impact fees and capital expansion fees for a defined 
period in connection with the development of the 
approved lifestyle center in Parcel A-4 pursuant to 
the terms of the MFA.  Refer to Section 12.2 of the 
MFA for specific terms.   
 

NOTIFICATION 
OF MINERAL 

ESTATE OWNERS 
 
Special Condition No. 12 (Parcels A-1, A-6 and A-
7): 
 
The first application for a subdivision plat which 
includes any portion of that part of Parcel A-1 
known as the Central Parcel of the Grange Addition 
or any portion of Parcels A-6 or A-7 shall require a 
public hearing before the Planning Commission at 
least thirty (30) days prior to the administrative ap-
proval of such subdivision plat, for the limited pur-
pose of hearing objections of mineral estate owners, 
as such owners are defined by C.R.S. §24-65.5-
102(5).  Such public hearing shall constitute the “in-
itial public hearing” for the subdivision plat applica-
tion; notice thereof shall be given in accordance 
with the requirements of C.R.S. §24-65.5-103 and, 
except as required by C.R.S. §24-65.5-103(1.5), no 
further notice to mineral estate owners within such 
subdivision plat shall be given.  Prior to final ap-
proval of the subdivision plat for which notice was 
given pursuant to this Special Condition, the Appli-
cant shall provide the City with a written certifica-
tion in accordance with the requirements of C.R.S. 
§24-65.5-103.3. 

PLANNING 
 

Special Condition No. 13 (Parcel A):  
 
Developer shall provide sufficient Personal and 
Business Service Shops in Parcel A to service the 
Residential Uses in Parcel A. 
 
Special Condition No. 14 (Parcels A-1 and A-3): 
 
Residential uses which are not located in a Mixed-
Use Structure shall not occupy more than eighteen 
(18) acres of land within Parcel A-1, nor shall such 
uses occupy more than a total of one hundred seven  
(107) acres within Parcels A-1 and A-3 combined. 
 
Special Condition No. 15 (Parcel A-1): 
 
Residential uses within Parcel A-1 which are not 
located in a Mixed-Use Structure shall be integrated 
into the Mixed Use Village Center project so that 
they have physical connections, and visually relate, 
to the other land use components within such pro-
ject. 
 
Special Condition No. 16 (Parcels A-6 and A-7): 
 
Multi-family Dwellings and Single Family Dwell-
ings within Parcels A-6 and A-7 shall be separated 
by an intervening public street, private road subject 
to a public access easement or open space a mini-
mum of fifty feet (50’) wide. 
 
Special Condition No. 17 (Parcel A-1) 
 
For a retail use occupying a minimum of 75,000 SF 
which utilizes a roof mounted US flag as part of 
their corporate branding, the maximum building and 
structure heights listed in Table 6-2 shall only apply 
to the building and not to the roof mounted flag 
pole, which shall not exceed a height of 35 feet 
above the highest part of the roof of the building. 
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POWER 
 
Special Condition No. 18 (Parcels A-6 and A-7): 
 
All subdivision plats for property within Parcels A-6 
and A-7 shall include the following note:  “The 
property included on this plat is located within the 
certified service territory of the Poudre Valley Rural 
Electric Association and is, therefore, subject to a 
five percent (5%) surcharge on electrical energy 
until (insert date 10 years after final approval of the 
Grange Addition), 2018.” 

RAILROAD 
 

Special Condition No. 19 (Parcel A): 
 
For the purpose of mitigating general railroad noise 
and vibration, the Applicant shall provide a buffer-
yard between Buildings for residential occupancy 
on lots in Parcel A and the Union Pacific Railroad 
right-of-way in accordance with the requirements 
set forth in Section 15, Appendix A of the GDP.  
 
Special Condition No. 20 (Parcels A-1, A-3 and A-
8): 
 
The Union Pacific Railroad tracks run through Par-
cel A generally from the northwest corner of such 
parcel to the southeast corner of the parcel.  Resi-
dents adjacent to such railroad tracks may experi-
ence noise and vibration effects resulting from the 
passage of trains on such tracks in close proximity 
to adjacent Lots.  A notice reciting the above-stated 
potential impacts from such railroad tracks shall be 
placed on each subdivision plat which includes any 
portion of Parcels A-1, A-3, or A-8 within 500 feet 
of the railroad right-of-way. 
 

SCHOOL DISTRICT 
 
Special Condition No. 21 (Parcel A-1): 
 
The development of a Mixed Use Village Center in 
Parcel A-1 shall not require the dedication of land 
for a school site, however, the School District will 
assess fees in lieu of land dedication in accordance 
with the School District IGA as Category B (5 or 
more attached units). 
 

Special Condition No. 22 (Parcels A-2 and A-8): 
 
The Developer shall dedicate one ten (10)-acre ele-
mentary school site within Parcel A-2 or A-8 to the 
School District in accordance with the requirements 
of the School District IGA, the Municipal Code to 
the extent not inconsistent with the School District 
IGA, and the site selection criteria of the School 
District established by its current Master Plan.  So 
long as the dedicated site provides two points of 
roadway access and does not contain on-site deten-
tion, the size of such site shall be ten (10) acres.  If 
the foregoing conditions are not met with the site, 
the acreage may be increased, at the School Dis-
trict’s discretion, up to a total of twelve (12) acres 
for such site, as needed to provide sufficient acces-
sibility and developable acreage.  The timing of the 
dedication shall be in accordance with the require-
ments of the Municipal Code and the School District 
IGA.  Any land dedicated for a school site, which 
land is subsequently conveyed to the Developer or 
others upon the School District’s determination that 
the land is not suitable for school purposes, shall 
remain subject to the Performance Standards and 
allowed uses for Parcels A-2 and A-8 following 
such conveyance.  All land dedicated and used for 
school purposes shall remain subject to the Perfor-
mance Standards to the extent consistent with State 
law. 

 
In accordance with an agreement between the De-
veloper and the School District, the School District 
has agreed to work in good faith with the Centerra 
DRC (or its assignee) to provide a design for the 
school on the dedicated school site generally con-
sistent with the architectural theme of the GDP, sub-
ject to budgetary constraints of the School District 
and to the final decision of the Board of Education 
of the School District. 
 

TRANSPORTATION 
 

Special Condition No. 23 (Parcel A):  
 
To the extent that street and/or trail crossings of the 
existing railroads are required as a condition of a 
Development Project within Parcel A to meet the 
ACF Regulations and any approved exceptions 
thereto or other applicable Municipal Code require-
ments, the City shall be responsible for processing 
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the requests for Public Utilities Commission ap-
proval of such crossings, and the Applicant shall be 
responsible for the payment of the City’s reasonable 
costs incurred therefor, including reasonable attor-
ney’s fees. 
 
Special Condition No. 24 (Parcel A-1): 
 
Unless designed and constructed by others, or oth-
erwise approved by the City Engineer, and to the 
extent needed to comply with the ACF Regulations 
and any approved exceptions thereto, the Applicant 
shall design and construct, or cause to be designed 
and constructed at no cost to the City, Kendall 
Parkway from Centerra Parkway to US 34 to the 
standards required by the Transportation Plan and 
LCUASS. The necessity, timing, scope and phasing 
of such construction shall be determined during re-
view and approval of future Development Projects 
within that portion of Parcel A-1 formerly known as 
the Central Parcel on the Grange Addition. 
 
Special Condition No. 25 (Parcels A-1 through A-4 
and A-8):  

 
Unless designed and constructed by others or by the 
City pursuant to the PVH Agreement, or otherwise 
approved by the City Engineer, and to the extent 
needed to comply with the ACF Regulations and 
any approved exceptions thereto, the Applicant shall 
design and construct, or cause to be designed and 
constructed at no cost to the City, the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS.  The timing, 
scope and phasing of such construction shall be de-
termined during review and approval of future De-
velopment Projects within Parcels A-1 through A-4 
and A-8. 
 
(a)  Rocky Mountain Avenue from north of the Un-

ion Pacific Railroad crossing to Crossroads 
Boulevard.   

 
(b) Kendall Parkway from Boyd Lake Avenue to 

Rocky Mountain Avenue.   
 
(c)  CR 24 (East 29th Street) from Rocky Mountain 

Avenue under I-25 to the north/south major ar-
terial roadway in Parcel A.   

 

(d)  Boyd Lake Avenue from CR 20C East 5th 
Street) to CR 24E (East 37th Street).   

 
(e)  CR 20C (East 5th Street) from Boyd Lake Ave-

nue to CR 9E (Sculptor Drive).   
 
(f)  CR 9E (Sculptor Drive) from US 34 to State 

Highway 402.   
 
Special Condition No. 26 (Parcel A-5):  
 
Prior to or concurrent with the approval of any De-
velopment Project or Final Plat within Parcel A-5, 
or as otherwise approved by the City Engineer, the 
owner shall dedicate, at no cost to the City, the 
right-of-way necessary for all street improvements 
either within or adjacent to said Development Pro-
ject or Final Plat that are shown on the Transporta-
tion Plan. 
 
Special Condition No. 27 (Parcel A-5): 

 
Unless designed and constructed by others or oth-
erwise approved by the City Engineer, and to the 
extent needed to comply with the ACF Regulations 
and any approved exceptions thereto, the Applicant 
shall design and construct, or cause to be designed 
and constructed at no cost to the City, the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS.  The timing, 
scope and phasing of such construction shall be de-
termined during review and approval of future De-
velopment Projects within Parcel A-5. 
 
(a)  County Road 3 from the north boundary of Par-

cel A-5 to US 34.   
 

(b)  Boyd Lake Avenue adjacent to Parcel C-4. 
 
(c) Kendall Parkway from Boyd Lake Avenue to 

Rocky Mountain Avenue.   
 
Special Condition No. 28 (Parcels A-6 and A-7): 
 
Unless designed and constructed by others, or oth-
erwise approved by the City Engineer, and to the 
extent needed to comply with the ACF Regulations 
and any approved exceptions thereto, the Applicant 
shall design and construct, or cause to be designed 
and constructed at no cost to the City, the following 
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street improvements to the standards required by the 
Transportation Plan and LCUASS. The necessity, 
timing, scope and phasing of such construction shall 
be determined during review and approval of future 
Development Projects within Parcels A-6 and A-7. 
 
(a)   High Plains Boulevard (LCR3) adjacent to Par-

cel A-7 to US 34. 
 

(b)   Centerra Parkway from Kendall Parkway to 
Crossroads Boulevard. 

 
(c)  An east-west collector street from Centerra 

Parkway to High Plains Boulevard (LCR3).  

UTILITIES 

Special Condition No. 29 (Parcel A-1): 
 
At least thirty (30) days prior to the public hearing 
before the Planning Commission for the first Devel-
opment Project within a Mixed Use Village Center, 
the Developer shall submit water demand projec-
tions and wastewater load projections for said pro-
ject to the City’s Water and Power Department.  
Based on such projections, the City shall update its 
water model to reflect the water demand projections 
for the Development Project and the Developer shall 
update its wastewater model for property east of I-
25 to reflect the wastewater load projections for the 
Development Project.  The updated models shall be 
reviewed and approved by the City’s Water and 
Power Department prior to the public hearing of the 
City Council on the Development Project.  Pending 
the Water and Power Department’s approval of the 
updated models, which include the 850 dwelling 
units proposed in Parcel A-1, the Developer shall be 
responsible for capacity increases in water and 
wastewater conveyance components including all 
piping and sanitary sewer lift stations as well as I-25 
crossings, but excluding water and wastewater 
treatment facilities. 
 
Special Condition No. 30 (Parcel A-1): 
 
Unless designed and constructed by others or oth-
erwise approved by the Director of the Water and 
Power Department, the Developer shall design and 
construct, or cause to be designed and constructed, 
at no cost to the City, the following water and sani-

tary sewer improvements to City standards.  The 
exact size and location of each improvement and the 
timing, scope and phasing of such construction shall 
be determined during review and approval of future 
Development Projects within that portion of Parcel 
A-1 known as the Central Parcel of the Grange Ad-
dition. 
(a)  A water main in Kendall Parkway from Centerra 
Parkway to US 34. 
 
(b)  A water main along the north side of US 34 
from Centerra Parkway to the east boundary of Par-
cel A-1 with a connection to the water main de-
scribed in subparagraph (a) above. 
 
(c)   A water main through that portion of Parcel A-
1 known as the Central Parcel of the Grange Addi-
tion with two points of connection. 
 
(d) Extension of the existing wastewater main locat-
ed near US 34 and Centerra Parkway north of the 
Union Pacific Railroad tracks to the east boundary 
of Parcel A-1 and north to the north boundary of 
Parcel A-1, with sufficient capacity to accommodate 
wastewater flows from that portion of Parcel A-1 
known as the Central Parcel of the Grange Addition 
and future development adjacent to such property. 
 
(e)  The Interchange Lift Station with appropriate 
mains and force mains, as described in the Technical 
Supplement to the Centerra Wastewater Master Plan 
dated February, 2005. 
 
Special Condition No. 31 (Parcels A-6 and A-7): 
 
Unless designed and constructed by others or oth-
erwise approved by the Director of the Water and 
Power Department, the Developer shall design and 
construct, or cause to be designed and constructed at 
no cost to the City, the following water and sanitary 
sewer improvements to City standards.  The exact 
size, location and capacity of each improvement and 
the timing, scope and phasing of such construction 
shall be determined during review and approval of 
future Development Projects within Parcels A-6 and 
A-7. 
 
(a)  A water main along the north side of US 34 
from Centerra Parkway to the easternmost im-
provement within Parcel A-7. 
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(b)  A water main through Parcels A-6 and A-7 with 
two points of connection to the water main de-
scribed in subparagraph (a) above. 
 
(c)   A secondary water main connection between a 
water main within Parcels A-6 and A-7 and a water 
main in Centerra Parkway. 
 
(d) Extension of the existing wastewater main locat-
ed near US 34 and Centerra Parkway north of the 
Union Pacific Railroad tracks to the easternmost 
improvement within Parcel A-7, with sufficient ca-
pacity to accommodate wastewater flows from Par-
cels A-6 and A-7 and future development adjacent 
to such parcels. 
 
(e)  The Interchange Lift Station with appropriate 
mains and force mains, as described in the Technical 
Supplement to the Centerra Wastewater Master Plan 
dated February, 2005. 
 
Special Condition No. 32 (Parcels A-1, A-6 and A-
7): 
 
Any reimbursement for the East Side Lift Station 
shall be in accordance with that Reimbursement 
Agreement by and between the Developer and the 
City of Loveland Water Department dated Septem-
ber 7, 2004. 
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Attachment No. 1 
To Appendix 3-1 

Special Conditions for Parcel B 
 

Noise Attenuation Construction Performance Standards 
 
A. Application. Each Building constructed for a Residential Use as defined in Section 1.3.2 of 
this GDP which is located in Parcel B-1 and within the 55dB/65dB noise contour for the Airport, 
as shown on Map 10 in Section 11 of the GDP, shall comply with the following requirements. 
 
B. Design methods. It is intended that these requirements provide flexibility to permit the use 
of innovative approaches, techniques, and materials to achieve effective sound insulation. 
 
C. Use of qualified acoustical consultant. In cases where materials included in a design do not 
have listed sound transmission class (STC) ratings acceptable to the building official, in order to 
verify compliance the building plans and specifications accompanying the application for a 
building permit shall be certified by a qualified acoustical consultant as meeting the required 
noise level reduction standards.  Qualified consultants shall include members of the National 
Council of Acoustical Consultants and others who are approved by the building official, such 
approval being based on the demonstration of competence and credentials in the area of 
architectural acoustics. 
 
D. This section contains both performance standards and prescriptive standards. All structures 
subject to these requirements shall comply with the following performance standards and all 
prescriptive standards, unless with respect to prescriptive standards only, it can be shown by 
documented tests, or other appropriate information acceptable to the building official, that 
equivalent performance can be accomplished by other means or methods. 

1. Exterior walls. 
a. Performance standard. Exterior walls shall have a laboratory STC rating of at 

least thirty (30). 
b. Prescriptive standard. 

(1) Masonry walls having a weight of at least twenty-five (25) pounds per 
square foot do not require a furred (stud) interior wall.  At least one surface of 
concrete block walls shall be of one-half (½) inch gypsum board or plastered, 
unless fire-rated assemblies are required by the City of Loveland International 
Residential Code (IRC). 
(2) Exterior stud walls shall be at least four (4) inches in nominal depth and 
shall be finished on the outside with siding-on-sheathing, stucco, or brick. 
(3) Interior surface of the exterior walls shall be of gypsum board or plaster at 
least one-half (½) inch thick, installed on the studs. 
(4) In addition to exterior wall covering, continuous composition board, 
plywood or gypsum board sheathing at least seven-sixteenths (7/16) inch thick 
shall cover the exterior side of the wall studs. 
(5) Sheathing panels shall be covered on the exterior with overlapping 
building paper. 
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(6) Insulation material of at least R-thirteen (13) shall be installed throughout 
the cavity space behind the exterior sheathing and between all studs. 

2. Windows. 
a. Performance standard. Windows shall have a laboratory STC rating of at least 

twenty-eight (28). 
b. Prescriptive standard. 

(1) Windows shall have double-paned glass with each pane having a 
minimum thickness of one-eighth (1/8) inch and a minimum space between 
panes of one-half (1/2) inch.   
(2) All operable windows shall be weather-stripped. 
(3) Glass of fixed-sash windows shall be sealed with a non-hardening sealant 
or a soft elastomer gasket tape. 
(4) The perimeter of window frames shall be sealed to the exterior wall 
construction with a weather-resistant sealant. 

3. Doors. 
a. Performance standard. Doors shall have a laboratory STC rating of at least 

twenty-six (26). 
b. Prescriptive standard. 

(1) All exterior side-hinged doors shall be solid core wood or insulated hollow 
metal at least one and three-fourths (1 ¾) inches thick and shall be 
weatherstripped. 
(2) Exterior sliding doors shall be weatherstripped and have double-paned 
glass with each pane having a minimum thickness of one-eighth (1/8) inch and a 
minimum space between panes of one-half (1/2) inch. 
(3) Glass in doors shall be sealed in an airtight nonhardening sealant or in soft 
elastomer gasket or glazing tape. 
(4) The perimeter of door frames shall be sealed to the exterior wall 
construction with a weather-resistant sealant. 

5. Roofs. 
a. Performance standard. 

(1) Combined roof and ceiling construction other than described in this 
section and Section F (Ceilings) shall have the following Roofs shall have a 
laboratory STC rating of at least thirty-nine (39). 
(2) Skylights shall have a laboratory STC rating of at least twenty-eight (29). 

b. Prescriptive standard. 
(1) With a rafter or attic space at least six (6) inches deep, with member 
twenty-four (24) inch on center, and with a ceiling below, the roof shall consist 
on seven-sixteenths (7/16) inch composition board, plywood or gypsum board 
sheathing topped by roofing as required. 
(2) Open beam roof construction shall meet the prescriptive standard of R-
thirty (30) insulation. 

6. Ceilings. 
a. Prescriptive standard. 

(1) Gypsum board or plaster ceilings at least one-half (½) inch thick shall be 
provided, unless fire rated assemblies are required by IRC.. 
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(2) Insulation of at least R-19 shall be provided above the ceiling between 
joists. 

7. Floors. 
a. Prescriptive standard. Openings to any crawl space below the floor of the lowest 

occupied rooms shall be a minimum size of eighteen (18) inches by twenty-four 
(24) inches or as prescribed in the IRC and City of Loveland International 
mechanical Code, but shall not exceed two percent of the floor area of the 
occupied rooms. 

8. Ventilation. 
a. Prescriptive standard. 
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Attachment No. 2 
To Appendix 3-1 

Special Conditions for Parcel B 
 

“Avigation Easement Form” 
 
 

AVIGATION EASEMENT 
 

 
 WHEREAS,        (insert name of owner/owners)       (hereinafter jointly called the 
“Grantors”), are the owners in fee or contract purchasers of those certain parcels of land 
situated in the County of Larimer, State of Colorado, more particularly described and 
depicted on Exhibit “A” attached hereto, herein called (“Grantors’ Property”); 
 

WHEREAS, the CITY OF FORT COLLINS, COLORADO, a municipal 
corporation, and the CITY OF LOVELAND, COLORADO, a municipal corporation, 
hereinafter called the “Grantees”, are owners of the FORT COLLINS-LOVELAND 
MUNICIPAL AIRPORT, the legal description of which is set forth on Exhibit “B” 
attached hereto and incorporated herein by reference (the “Airport”). 
 
 NOW THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other 
good and valuable consideration, the receipt and sufficiency of which is hereby 
acknowledged, the Grantors, for themselves, their heirs, administrators, executors, 
successors and assigns, do hereby grant, bargain, sell, and convey unto the Grantees, their 
successors and assigns for the use and benefit of the public, as easement and right-of-way, 
appurtenant to the Airport for the unobstructed use and passage of all Aircraft (as 
hereinafter defined) in and through the airspace above Grantors’ Property beginning at a 
height consistent with the Runway 33 Approach Profile described in the Airport Master 
Plan Update, Fort Collins-Loveland Municipal Airport, May, 1993 (the “Airport Master 
Plan”), and as further defined by FAA Regulation, Part 77. The restricted airspace as 
defined above is depicted on Exhibit “C” (“Runway 33 Approach Plan View”) and Exhibit 
“D” (“FAA Regulation, Part 77, Runway 33R Approach Profile”), said exhibits being 
attached hereto and incorporated herein by reference. 
 
 Said easement and right-of-way shall be appurtenant to the Airport and for the 
benefit of the Grantees and their successors and assigns, guests, and invitees, including any 
and all persons, firms or corporations operating Aircraft to or from the Airport. 
 
 Said easement and burden shall include all things which may be alleged to be 
incident to or resulting from the use and enjoyment of said easement, including, but not 
limited to the right to cause in all air space above or in the vicinity of the surface of 
Grantors’ Property such noise, vibrations, fume, deposits of dust or other particulate 
matter, fuel particles (which are incidental to the normal operation of said Aircraft), fear, 
interference with sleep and communication and any and all other effects that may be 
alleged to be incident to or caused by the operation of Aircraft over or in the vicinity of 
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Grantors’ Property or in landing at or taking off from, or operation at or on the Airport; 
and Grantors do hereby fully waive, remise, and release any right or cause of action which 
they may now have or  which they may have in the future against Grantees, their successor 
and assigns, due to such noise vibrations, fumes, dust, fuel particles and all other effects 
that may be caused or may have been caused by the usual and customary operation of 
Aircraft landing at, or taking off from, or operating at or on the Airport, or by Aircraft 
landing at, taking off from or operating on the Airport as part of an airshow conducted as a 
special event authorized by Grantees provided that, in connection with any such airshow, 
the Grantees have developed and implemented a traffic control plan so as to avoid a 
material disruption to uses in place on the Grantors’ Property, and provided further that no 
aerobatic flights involved in such an airshow shall operate within the airspace over the 
Grantors’ Property unless the owner thereof or said owner’s agent, consents to such 
aerobatic flights, which consent may be withheld in said owner’s sole discretion.  For 
purposes of this Avigation Easement, “aerobatic flight” means an intentional maneuver 
involving an abrupt change in an aircraft’s attitude, an abnormal attitude, or abnormal 
acceleration, not necessary for normal flight. 
  
 The easement and right-of-way hereby granted includes the continuing right in the 
Grantees to prevent the erection or growth upon Grantors’ Property of any building, 
structure, tree, or other object within the air space easement granted hereby, and to remove 
from said air space, or at the sole option of the Grantees, as an alternative, to mark and 
light as obstructions to air navigation, any such building, structure, tree or other objects on 
upon, or which in the future may be upon Grantors’ Property, together with the right of 
ingress to, egress from, and passage over Grantors’ Property for the above purpose. 
  
 The provisions of said easement shall apply to the following: 
 

(1) The current Airport facilities and the present operation of the 
Airport therein; and 

 
(2) Any expansion of, or change to, the Airport facilities or operation of 

the Airport therein which is consistent and in accordance with the 
City of Loveland Comprehensive Master Plan dated October 18, 
1994, as currently amended, including the latest amendment thereto 
dated February 18, 2003 (the “Comprehensive Plan”) and the 
Airport Master Plan.  “Comprehensive Plan” as used herein shall 
specifically not include any amendments thereto adopted by the City 
after February 18, 2003, and “Airport Master Plan” as used herein 
shall specifically not include any amendments thereto adopted by 
the Grantees after May, 1993. 

  
 As used herein, and to the extent consistent with the Airport Master Plan, the term 
“Aircraft” shall mean any and all types of aircraft, whether now in existence or hereafter 
manufactured and developed, to include, but not be limited to, jet aircraft, propeller driven 
aircraft, civil aircraft, military aircraft, commercial aircraft, helicopters and all types of 
aircraft or vehicles now in existence or hereinafter developed, regardless of existing or 
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future noise levels, for the purpose of transporting persons or property through the air, by 
whomsoever owned or operated. 
 

TO HAVE AND TO HOLD said easement and right-of-way, and all rights 
appertaining thereto unto the Grantees, their successors and assigns, until said Airport shall 
be abandoned or shall cease to be used for public airport purposes, at which time the 
easement and right-of-way hereby granted shall automatically revert to Grantors, their 
successors and assigns. 

 
 AND for the consideration hereinabove set forth, the Grantors, for themselves, their 
heirs, administrators, executors, successors, and assigns, do hereby agree that for and 
during the life of said easement and right-of-way, they will not hereafter erect, authorize 
the erection or growth of, or authorize to remain upon Grantors’ Property any building, 
structure, tree or other object extending into the aforesaid prohibited air space, and that 
they shall not hereafter use or authorize the use of Grantors’ Property in such a manner as 
to create electrical interference with radio communication between any installation upon 
the Airport and Aircraft, or as to make it difficult for flyers to distinguish between airport 
lights and others, or to authorize any use of the Grantors’ Property that causes a discharge 
of fumes, dust or smoke so as to impair visibility in the vicinity of the Airport or as 
otherwise to endanger the landing, taking off  or maneuvering of Aircraft.  Grantors 
furthermore waive all damages and claims for damages caused or alleged to be caused by 
or incidental to the prohibition of such activities. 
  
 It being understood and agreed that the aforesaid covenants and agreements shall 
run with the Grantors’ Property and shall be forever binding upon the heirs, administrators, 
executors, successors and assigns of the Grantors. 
  
 IN WITNESS WHEREOF, the Grantors have hereunto set their hands and seals 
this _______day of ________________, 20____. 
 
 

GRANTORS: 
 
 

Insert signature blocks and acknowledgements for 
owner/owners 
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Exhibit “A” 
 

Grantors’ Property 
 
 

(Insert legal description) 
 

* * * * *  
 
 

Exhibit “B” 
 

Airport Legal Description 
 
 

“All of the Barnstorm Second Addition to the City of Loveland, Colorado.” 
 

* * * * * 
 
 

Exhibit “C” 
 

Runway 33 Approach Plan View 
 

* * * * *  
 
 

Exhibit “D” 
 

FAA Regulation, Part 77, Runway 33R Approach Profile 
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Attachment 4 
To Appendix 3-1 

Special Conditions for Parcel B 
 

Examples of Applications of Use Table 
 

 
PARCEL 

Airport 
Depictions’ 
Designation 

Applicable 
Area Type 

 

 
PERMITTED 

USES 

1.  5-acre site with one 
principal use in a 45-
acre subdivision. 

Assume Potential Future 
Airport Depictions 
apply.  In that depiction, 
Parcel 1 is located 
entirely within the 
“Critical Zone”. 

The only applicable area 
type is “Critical Zone”. 

Parcel 1 is limited to the 
six “S” Land Use 
categories and the two 
“C” Land Use categories 
listed under “Critical 
Zone”. 

2. 5-acre site with one 
principal use in a 45-
acre subdivision. 

Same assumption as 
above.  In that depiction, 
2 acres of Parcel 2 is 
within the “Noise 
Contour 65-75 db” and 3 
acres is within the 
“Flight Pattern Area”. 

The two applicable area 
types are “Flight Pattern 
Area” and “Critical 
Zone”. 

The 2-acre site within 
Parcel 2 is limited to the 
two “S” Land Use 
categories and the eight 
“C” Land Use categories 
under “Noise Contour 
65-75 db” and the 3-acre 
site would be limited to 
the five “S” Land Use 
categories and the nine 
“C” Land Use categories 
under “Flight Pattern 
Area”. 

3.  5-acre site with one 
principal use in a 45-
acre subdivision. 

Same assumption as 
above.  In that depiction, 
all of Parcel 3 is within 
both the “Critical Zone” 
and the “Noise Contour 
65-75 db”. 

The two applicable area 
types are “Critical 
Zone” and “Noise 
Contour 65-75 db”. 

Uses on Parcel 3 are 
limited to the eight Land 
Use categories which are 
either “C” or “S” under 
both “Critical Zone” and 
“Noise Contour 65-75 
db”. 

4.  25-acre site with 
multiple uses in a 45-
acre subdivision. 

Same assumption as 
above.  In that depiction, 
15 acres of Parcel 4 are 
within the “Noise 
Contour 55-65 db”, 8 
acres are within the 
“Noise Contour 65-75 
db” and 2 acres are 
within the “Flight 
Pattern Area”. 

The four applicable area 
types are “Noise 
Contour 55-65 db”, 
“Critical Zone”, “Noise 
Contour 65-75 db” and 
“Flight Pattern Area”. 

Uses on Parcel 4 are 
limited to:  (1) 15-acre 
site – all Land Use 
categories under “Noise 
Contour 55-65 db”; (2) 
8-acre site – eight Land 
Use categories which are 
either “C” or “S” under 
both “Critical Zone” and 
“Noise Contour 65-75 
db”; and (3) 2-acre site – 
fourteen Land Use 
categories under “Flight 
Pattern Area” which are 
“C” or “S”. 
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SECTION 3 

PARCEL B  

3.1 INTRODUCTION 

Parcel B is approximately 883 acres in size and in-
cludes the east portion of Parcel D of the Millenni-
um Addition, northwest region of the Millennium 
Addition, the Twin Peaks Addition, the Range View 
Addition, the Myers Group Partnership #949 Addi-
tion, portions of the Savanna Addition, portions of 
the McWhinney Addition and the West Parcel and 
Cloverleaf East Parcel of the Grange Addition. 

Parcel B is generally located east and south of the 
Houts Reservoir and Equalizer Lake, south of 
Crossroads Boulevard, west of I-25 and north of US 
34, with one Subparcel located south of US 34.     
Refer to Map 1 and Map 5 in Section 11 for the lo-
cation of Parcel B. 

3.2 LAND USE INFORMATION 

3.2.1 Existing Land Uses 

The historical uses within Parcel B were primarily 
agricultural activities.  There are currently two exist-
ing office buildings in Parcel B-4, one office build-
ing in Parcel B-1, a mixed used building in Parcel 
B-6, a regional hospital in Parcel B-11, several 
buildings in Parcel B-12, a dog track on Parcel B-14 
and a parking lot on a portion of Parcel B-7. The 
existing agricultural uses shall be allowed to contin-
ue as legal non-conforming uses within Parcel B 
until development occurs. 

3.2.2 Proposed Land Uses 

The land use categories for Parcel B include:  Insti-
tutional / Civic / Public Uses, Light Commercial 
Uses, Heavy Commercial Uses, Light Industrial Us-
es, Heavy Industrial Uses (a maximum of 9,608,000 
sf gross square feet of commercial / industrial uses), 

Business Park Uses and Parks and Open Space Us-
es, Mixed Use Village Center, Residential Uses (not 
in an MUN) allowed in Parcels B-1, B-4 and B-14, 
and Residential MUN uses also allowed in Parcel B-
13. The number of Dwelling Units permitted within 
all of Parcel B is 1080. 

Refer to Section 1.3 for a list of the specific uses 
within each land use category, and the Land Use 
Legend on Map 5 in Section 11 for the identification 
of each land use category as either a Use-by-Right 
or a Special Review Use.  Section 12 contains the 
review processes applicable to such uses.   

3.2.3 Airport Influence Area 

Any Special Conditions applicable to development 
in Parcel B because of it proximity to the Airport are 
included in the Special Conditions attached as Ap-
pendix 3-1 attached to this Section 3. 

3.3 CIRCULATION 

3.3.1 Site Access 

Subject to City approval of specific Development 
Projects, primary access to the Subparcels of Parcel 
B will be from Rocky Mountain Avenue, Cross-
roads Boulevard, McWhinney Boulevard, Kendall 
Parkway and from US 34.   

3.3.2 Internal Circulation 

An integrated network and hierarchy of transporta-
tion ways will be provided for automobiles, pedes-
trians, bicyclists, and public transportation. 
Refer to Section 7 for detailed information on ac-
cess, circulation, and parking. 

The Conceptual Amenity Map (Map 2 in Section 
11) illustrates a proposed, conceptual trail system. 
Although not all buffer/ open space areas have trails 
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shown on this map, they will be allowed if deter-
mined appropriate in the applicable ESAR. 

Details on any proposed trail system shall be pro-
vided with applications for Preliminary Plats and /or 
Final Plat review or applications for a building per-
mit.  

3.3.3 Standards 

All streets shall comply with LCUASS as described 
in Section 7 and General Condition No. 21. 

3.4 PUBLIC AND PRIVATE UTILITIES 

The following subsections indicate the utility pro-
viders currently available to serve Parcel B.  The 
provision of services by other utility providers will 
be determined at the time of development. 

3.4.1 Water and Sewer 

The City will provide water and sewer service.  A 
water line has been located along Boyd Lake Ave-
nue and extended along the north property line to 
the Union Pacific Railroad, then to the water line in 
Rocky Mountain Avenue to serve Parcel B.  In addi-
tion, a waterline has been extended east from Rocky 
Mountain Avenue along the Union Pacific Railroad 
to serve Parcel B.  A sewer main has been located 
along Rocky Mountain Avenue to serve this proper-
ty.   

A water line is to be extended from Boyd Lake Av-
enue east along the south side of US 34 to serve 
Parcel B-13.  This water line will be looped into the 
water line in Rocky Mountain Avenue.  Sanitary 
sewer service will be facilitated by new a lift station 
and force mains from the lift station to the gravity 
sewer in Boyd Lake Avenue.  

Details of services will be worked out at time of 
preliminary and/or final development plan, or at the 
time of application for a building permit. 

3.4.2 Storm Drainage 

Detention shall either be provided on-site or within 
the Houts Reservoir / Equalizer Lake system in ac-
cordance with the City’s storm drainage master 
plan.  On-site water quality treatment will be en-
couraged prior to on-site drainage entering Houts 
Reservoir or Equalizer Lake in designated Environ-
mentally Sensitive Areas.  

3.4.3 Electric 

The City’s Water and Power Department will pro-
vide electricity.  A 600 amp overhead feeder is lo-
cated along Rocky Mountain Avenue. 

3.4.4 Natural Gas 

It is presently anticipated that Xcel Energy Compa-
ny will provide natural gas.  

3.4.5 Telephone 

It is presently anticipated that Qwest Communica-
tions will provide telephone and telecommunica-
tions services. 

3.4.6 Irrigation Ditches 

The existing Greeley and Loveland Irrigation Canal 
will remain in place.  If any realignment or physical 
change is proposed to the ditch, or any improvement 
is proposed to any portion of this irrigation ditch, 
The Greeley and Loveland Irrigation Company will 
be contacted for approval.   A copy of a letter from 
the ditch company shall be submitted to the City 
prior to any approval, which directly impacts the 
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ditch.  Irrigation ditches may be used as a raw water 
supply for irrigation of open space areas. 

3.4.7 Railroads 

The Great Western Railroad tracks are adjacent to 
the southern boundary of Parcel B-13 (see Map 5 in 
Section 11).   In order to mitigate railroad noise and 
vibration, the Applicant shall provide a bufferyard 
between Buildings for residential occupancy on lots 
in Parcel B-13 and the edge of the railroad right-of-
way in accordance with the requirements set forth in 
Section 15, Appendix A of the GDP.  See also Spe-
cial Condition No. 47 in Appendix 3-1.   

3.5 NATURAL AREAS 

Any Environmentally Sensitive Areas within Parcel 
B have been identified in an ESAR.  The ESARs 
applicable to Parcel B are provided in Section 14 of 
the GDP. 

The ESAR prepared by Cedar Creek Associates 
(dated January, 1999 and revised May, 1999) and a 
subsequent ESAR prepared by Ecological Resource 
consultants (dated July 18, 2003) recommended cer-
tain buffer areas on the east side of the Houts Reser-
voir and Equalizer Lake.  All required buffers have 
been preserved by conveyance to the HPF, there-
fore, no additional buffers shall be required for the 
development of Parcels B-1, B-2 or B-4. 

For Parcel B-3, please refer to the ESAR prepared 
by Ecological Resource Consultants dated June 8, 
2004. 

For Parcel B-6, please refer to the ESAR prepared 
by ESNR Corporation dated January, 2000. 

For Parcels B-10 and B-11, please refer to the 
ESAR prepared by Cedar Creek Associates dated 
August 17, 2000 and the ESAR prepared by 
Wildland Consultants dated January, 2000. 

For Parcel B-12, please refer to the ESAR prepared 
by Ecological Resource Consultants dated February 
4, 2005. 

For Parcel B-13, please refer to the ESAR prepared 
by FlyWater Consulting, Inc. dated October 11, 
2007.  

For Parcel B-14, please refer to the ESAR prepared 
by FlyWater Consulting, Inc. dated February 12, 
2008. 

3.6 LANDFORM MODIFICATION 

Parcel B is relatively flat.  Landform modification 
will occur in order to create visual interest and to 
provide screening as necessary, and/or to provide 
for proper management of drainage. 

Refer to the Conceptual Utility/Grading Map, (Map 
3 in Section 11), as well as Sections 6.11 and 6.17 
for additional grading information and the anticipat-
ed amounts of cut and fill. 

3.7   DEVELOPMENT CONDITIONS 

Development within Parcel B shall be subject to the 
applicable General Conditions in Appendix 1-1 to 
Section 1 and the applicable Performance Standards 
in Sections 6 through 10. 

Development within Parcel B shall also be subject 
to the applicable Special Conditions in Appendix 3-
1 attached to this Section 3 and incorporated herein 
by this reference. 
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APPENDIX 3-1 

SPECIAL CONDITIONS FOR 
PARCEL B 

 

AIRPORT 

 Special Condition No.1 (Parcel B): 

No structures located within those portions of Parcel 
B that are located within the Airport Influence Area 
as shown on Map 5 in Section 11 of the GDP shall 
extend into restricted air space as defined by FAA 
Regulation, Part 77, and the Applicant shall comply 
with all applicable notice requirements of such FAA 
Regulation.  

Special Condition No. 2 (Parcel B-1):  

Each Building constructed in Parcel B-1 for a Resi-
dential Use as defined in Section 1.3.2 of this GDP 
which is also located within the 55dB/65dB noise 
contour for the Airport, as shown on Map 10 in Sec-
tion 11 of the GDP, shall be subject to the “Noise 
Attenuation Construction Performance Standards” 
attached hereto as Attachment No. 1, which ensures 
the compatibility of such Residential Uses with air-
port operations. 

Special Condition No. 3 (Parcels B-1 through B-4, 
B-7, B-13 and B-14): 

The owners of those portions of Parcels B-1 through 
B-4, Parcel B-7, Parcel B-13 and Parcel B-14 that 
are located within the boundaries of the Airport In-
fluence Area as depicted on Map 5 in Section 11 of 
the GDP shall execute and deliver to the City for 
recording concurrently with the Final Plat for such 
property, an Avigation Easement in the form at-
tached hereto as Attachment No. 2.   

Special Condition No. 4 (Parcels B-1 through B-4, 
B-7, B-13 and B-14): 

Those portions of Parcels B-1 through B-4, Parcel 
B-7, Parcel B-13 and Parcel B-14 that are located 
within the Airport Influence Area may experience 
noise from low-flying aircraft as a result of 24 hour 
per day aircraft operations, therefore, all subdivision 
plats for property that is located within Parcels B-1 
through B-4, Parcel B-7, Parcel B-13 and Parcel B-
14 which are also wholly or partially located within 
the boundaries of the Airport Influence Area as de-
picted on Map 5 in Section 11 of the GDP shall con-
tain the following language:  “All or a portion of the 
property being subdivided may be located within the 
Airport Influence Area of the Fort Collins-Loveland 
Municipal Airport.  Such property may experience 
noise from low-flying aircraft as a result of 24 hour 
per day aircraft operations.” 

Special Condition No. 5 (Parcels B-1 through B-4, 
B-7, B-13 and B-14): 

Except to the extent otherwise required by applica-
ble Federal law, all new bodies of water within Par-
cels B-1 through B-4, Parcel B-7, Parcel B-13 and 
Parcel B-14 which are also located within the Air-
port Influence Area as depicted on Map 5 in Section 
11 of the GDP and within a radius of 10,000 feet 
from the end of any runway of the Airport, shall be 
prohibited provided that:  (1) they are larger than 
one-quarter acre in size; (2) they are installed after 
July 11, 2006; (3) they are designed to hold or retain 
water permanently or over extended periods of time; 
and (4) they are bird attractants.  To the extent per-
mitted by Federal law, this prohibition shall not ap-
ply to a relocation or expansion of any existing wa-
ter body or to detention ponds that have outlet struc-
tures designed to prevent the permanent contain-
ment of water.   
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Special Condition No. 6 (Parcels B-1 through B-4, 
B-7, B-13 and B-14): 

No exterior lighting, reflective material, smoke 
emissions or electronic emissions shall be permitted 
in within Parcel B-1 through B-4, Parcel B-7, Parcel 
B-13 and Parcel B-14 which are also located within 
the Airport Influence Area as depicted on Map 5 in 
Section 11 of the GDP which would materially low-
er pilots’ visibility or cause material interference 
with the Airport’s navigation and communication 
systems.  For purposes of this condition, “reflective 
material” is defined as glazing with a reflectivity of 
65% or greater.   

Special Condition No. 7 (Parcels B-1 through B-4, 
B-7 and Parcel B-14): 

Residential Uses are not permitted in those portions 
of Parcels B-1 through B-4, Parcel B-7 and Parcel 
B-14 of the GDP which are also located within the 
Airport’s critical zone as depicted on Map 5 of Sec-
tion 11 of the GDP (“Critical Zone”).  In the event 
that the Critical Zone is reduced in area pursuant to 
an amendment of the Airport Master Plan, such new 
Critical Zone boundary shall be used to determine 
the applicability of this condition. 

Special Condition No. 8 (Parcels B-1 through B-4, 
B-7, B-13 and B-14): 

The Developer shall include the following disclo-
sure statement in all of its contracts for the sale of 
any of the property located within Parcels B-1 
through B-4, Parcel B-7, Parcel B-13 and Parcel B-
14 of the GDP which is also within the Airport In-
fluence Area as shown on Map 5 in Section 11 and 
further, shall include a provision in such sales con-
tracts that the purchaser thereof shall include the 
following disclosure statement in all of its subse-
quent contracts for sale of such property:  “The 
property subject to this contract may be located 
within the Airport Influence Area of the Fort Col-

lins-Loveland Municipal Airport.  Such property 
may experience noise from low-flying aircraft as a 
result of 24 hour per day aircraft operations.”  Each 
such contract subject to this Special Condition shall 
expressly provide that the disclosure provision sur-
vives closing and is enforceable at law or in equity 
by the City as a third party beneficiary of such con-
tract. 

Special Condition No. 9 (Parcels B-9, B-10 and B-
11): 

Parcels B-9, B-10 and B-11 are subject to that Avi-
gation and Hazard Easement recorded in the Lar-
imer County Records on May 10, 2004 at Reception 
No. 2004-0044058. 

Special Condition No. 10 (Parcels B-9, B-10 and B-
11): 

Except to the extent otherwise required by applica-
ble Federal law, all new bodies of water within Par-
cels B-9, B-10 and B-11 and within a radius of 
10,000 feet from the end of any runway, shall be 
prohibited provided that:  (1) they are larger than 
one-quarter acre in size; (2) they are installed after 
June 3, 2003; (3) they are designed to hold or retain 
water permanently or over extended periods of time; 
and (4) they are bird attractants.  To the extent per-
mitted by Federal law, this prohibition shall not ap-
ply to a relocation or expansion of any existing wa-
ter body. 

Special Condition No.11 (Parcels B-9, B-10 and B-
11): 

No exterior lighting, reflective material, smoke 
emissions or electronic emissions shall be permitted 
in Parcels B-9, B-10 and B-11 which would materi-
ally lower pilots’ visibility or cause material inter-
ference with the Airport’s navigation and communi-
cation systems.   
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Special Condition No. 12 (Parcels B-9, B-10, B-11 
and B-14):  

All helicopter activities conducted within Parcels B-
9, B-10, B-11 or B-14 shall be coordinated with the 
management of the Airport and the FAA for devel-
opment of procedures to ensure that such activities 
will not adversely affect Airport operations. 

Special Condition No. 13 (Parcel B-12):   

Each subdivision application for property within 
Parcel B-12 shall be reviewed by the manager of the 
Airport and comments sent to the City Planning Di-
vision prior to final approval. 

Special Condition No. 14 (Parcel B-12):  

Attached hereto as Attachment No. 3 is a depiction 
of Parcel B-12 referred to herein as the “Parcel B-12 
Airport Depiction”, which provides all of the fol-
lowing specific information: 

a.  The existing runway protection zone, 
Critical Zone, noise contours, flight pattern areas 
and the Airport Influence Area; 

b.   A Land Use table; and 

c.  An overlay of the FAA FAR 77, the ap-
proximate finished floor elevations for the contem-
plated structures within Parcel B-12 and the maxi-
mum building height for each structure based on the 
FAA FAR 77, to be used as a reference to determine 
maximum building heights per site with each subdi-
vision application. 

Special Condition No. 15 (Parcel B-12):  

Uses allowed within Parcel B-12 shall include the 
Business Park Uses listed in Section 1.3.8 of the 
GDP. 

No other uses shall be allowed within Parcel B-12 
unless the Current Planning Manager approves a use 
which is:   

(i)     permitted in the I District – Develop-
ing Industrial District (currently Section 18.36 of 
the Municipal Code); and 

(ii)   is not a use denoted “I” on the Land 
Use table of the Parcel B-12 Airport Depiction; and  

(iii)  which he or she deems to be substan-
tially similar in impact to the uses allowed within 
Parcel B-12 including, but not limited to, its com-
patibility with the Airport.    

Every use within Parcel B-12 shall be consistent 
with the Land Use table and height restrictions 
shown on the Parcel B-12 Airport Depiction at-
tached hereto as Attachment No. 3.  Application of 
such Land Use table to uses within Parcel B-12 shall 
be in accordance with the Examples of Applications 
of Use Table attached hereto as Attachment No. 4. 

Special Condition No. 16 (Parcel B-12):    

Each subdivision plat within Parcel B-12 shall also 
contain the following language:  “All or a portion of 
the property being subdivided may be located within 
the Fort Collins/Loveland Municipal Airport’s in-
fluence zone, critical zone and/or the 65db noise 
curve and as a result, such property may be subject-
ed to low flying aircraft which at times may exceed 
the 65db noise levels and further such property may 
have restrictions on uses and heights of structures.”   

Special Condition No. 17 (Parcel B-12):   

Adequate profile information shall be submitted for 
each site plan within Parcel B-12 to verify that FAA 
Part 77 is not violated by any building, tower or any 
other man-made structures and trees. 
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Special Condition No. 18 (Parcel B-12):   

Except to the extent otherwise required by applica-
ble Federal law, new bodies of water within Parcel 
B-12 shall be prohibited within a radius of 10,000 
feet from the end of any runway, provided that:  (a) 
they are larger than one-quarter acre in size; (b) they 
are installed after July 20, 2004; (c) they are de-
signed to hold or retain water permanently or over 
extended periods of time; and (d) in the reasonable 
determination of the manager of the Airport, they 
are bird attractants.  To the extent permitted by Fed-
eral law, this prohibition shall not apply to a reloca-
tion or expansion of any existing water body. 

Special Condition No. 19 (Parcel B-12):   

No exterior lighting, reflective material, smoke 
emissions or electronic emissions shall be permitted 
within Parcel B-12 which would materially lower 
pilots’ visibility or cause material interference with 
the Airport’s navigation and communication sys-
tems, as reasonably determined by the manager of 
the Airport. 

Special Condition No. 20 (Parcel B-12):   

Parcel B-12 is subject to the Avigation Easement 
recorded in the Larimer County Records on Au-
gust 17, 2004 at Reception No. 2004-0080755. 

ENVIRONMENTAL 

Special Condition No. 21 (Parcels B-13 and B-14): 

The first application for a subdivision plat within 
Parcel B-13 and Parcel B-14 shall be accompanied 
by a Phase II Environmental Assessment of such 
parcel. 

 

Special Condition No. 22 (Parcels B-13 and B-14): 

Prior to the approval of the first application for a 
subdivision plat within Parcel B-13 and B-14, a plan 
for mitigation of the environmental conditions iden-
tified in the Phase II Environmental Assessment for 
such parcel shall be prepared by an environmental 
consultant and approved by the City. 

Special Condition No. 23 (Parcels B-13 and B-14): 

Prior to the issuance of the first building permit 
within each approved Development Project within 
Parcel B-13 and Parcel B-14, the Developer shall 
mitigate, in compliance with the approved mitiga-
tion plan for such parcel and all applicable federal, 
state, and local regulations and requirements, any 
environmental conditions within such Development 
Project that are identified in the applicable Phase II 
Environmental Assessment, or, in the alternative, 
the Developer shall demonstrate, to the City’s satis-
faction, that the Development Project is not within 
the area affected by the environmental conditions 
identified in the applicable Phase II Environmental 
Assessment. 

Special Condition No. 24 (Parcel B-13): 

1. Decommissioning of Well.  The Developer does 
not currently own or control the oil and gas well and 
associated storage tanks located on Parcel B-13 
("Well").  In the event that the Developer acquires 
ownership or control thereof, it shall take all neces-
sary steps to decommission the Well in accordance 
with applicable State statutes.  Any damage to any 
public improvements caused by plugging and de-
commissioning activities associated with the Well 
shall be promptly repaired by the Developer to the 
satisfaction of the City. 

 2. Interim Requirements.  Unless and until such 
decommissioning has occurred, the following re-
quirements shall apply:  (i) a 350 foot buffer area, 
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measured from the center of the wellhead, shall be 
required around the wellhead of the Well ("Buffer") 
and, for purposes of this Special Condition, "well-
head" shall mean that area, 75 feet by 75 feet 
square centered over the Well ("Wellhead");  (ii) no 
development which requires a building permit shall 
be permitted within the Buffer, but parking lots and 
landscaping shall specifically be permitted therein 
whether a building permit is required or not, pro-
vided that, in the event a building permit is required 
for any such improvement, it shall meet all building 
permit requirements therefore;  (iii) no impermea-
ble surface construction such as paving shall be 
allowed over the Wellhead; (iv) the area above the 
Wellhead shall be maintained in such a manner as 
to allow venting of the Wellhead to the surface; and 
(v) any final subdivision application which includes 
the Wellhead shall locate it in an Outlot.   

ENVIRONMENTAL FEES 

Special Condition No. 25 (Parcels B-1 and B-4):  

Each residential building permit issued for a new 
Dwelling Unit in Parcels B-1 and B-4 through De-
cember 31, 2040, shall require the payment of a 
Residential Environmental Fee of Forty-three Cents 
($0.43) per finished and unfinished square foot of 
habitable space within the Dwelling Unit including 
basements, but excluding garages, carports, porches 
and decks.  Each Residential Environmental Fee 
shall be delivered to the City in the form of a check 
made payable to the HPF. 

Special Condition No. 26 (Parcel B): 

Pursuant to the Agreement Regarding Environmen-
tal Fees among the City, Developer and the Envi-
ronmental Entities dated June 27, 2006 and all 
amendments thereto, prior to fifty percent (50%) 
build-out of both Parcels B and C, an environmental 
center shall be constructed near the Houts and 

Equalizer Reservoirs by or on behalf of the Envi-
ronmental Entities.  “Build-out”, as used herein in 
connection with both residential and non-residential 
development, shall mean the construction of all 
principal Buildings for the total number of residen-
tial Dwelling Units and the total amount of non-
residential square footage permitted within both 
Parcels B and C. 

Special Condition No. 27 (Parcels B-1, B-2, B-4, B-
6, B-7, B-10 and B-11): 

Each building permit issued for a new non-
residential Building within Parcels B-1, B-2, B-4, 
B-6, B-7, B-10 and B-11 (north of East 29th Street) 
through December 31, 2040 shall require the pay-
ment of a Non-Residential Environmental Fee of 
One Dollar ($1.00) for each gross square foot of the 
non-residential Building.  Each Non-Residential 
Environmental Fee shall be delivered to the City in 
the form of a check made payable to the HPF. 

Special Condition No. 28 (Parcels B-1, B-2, B-4, B-
6, B-7, B-10 and B-11): 

Each building permit issued for an addition to an 
existing non-residential Building within Parcels B-
1, B-2, B-4, B-6, B-7, B-10 and B-11 (north of East 
29th Street) through December 31, 2040, which ad-
dition results in an increase of the Building’s gross 
square footage, shall be assessed a Non-Residential 
Environmental Fee of One Dollar ($1.00) per square 
foot based on the gross square footage of the addi-
tion to the Building.  Each Non-Residential Envi-
ronmental Fee shall be delivered to the City in the 
form of a check made payable to the HPF. 
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Special Condition No. 29 (Parcels B-3 and B-12):   

Each building permit issued for a new non-
residential Building within Parcel B-3 and Parcel B-
12 through December 31, 2040 shall require the 
payment of a Non-Residential Environmental Fee of 
Fifty Cents ($0.50) for each gross square foot of the 
non-residential Building.  Each Non-Residential 
Environmental Fee shall be delivered to the City in 
the form of a check made payable to the HPF. 

Special Condition No. 30 (Parcels B-3 and B-12): 

Each building permit issued for an addition to an 
existing non-residential Building within Parcel B-3 
and Parcel B-12 through December 31, 2040, which 
addition results in an increase of the Building’s 
gross square footage, shall be assessed a Non-
Residential Environmental Fee of Fifty Cents 
($0.50) per square foot based on the gross square 
footage of the addition to the Building.  Each Non-
Residential Environmental Fee shall be delivered to 
the City in the form of a check made payable to the 
HPF. 

Special Condition No. 31 (Parcels B-9, B-11 and B-
14):  

Each building permit issued for a new non-
residential Building within Parcel B-9, Parcel B-11 
(south of East 29th Street) and Parcel B-14 through 
December 31, 2040 shall require the payment of a 
Non-Residential Environmental Fee of Seventy-five 
Cents ($0.75) for each gross square foot of the non-
residential Building.  Each Non-Residential Envi-
ronmental Fee shall be delivered to the City in the 
form of a check made payable to the HPF.   

Special Condition No. 32 (Parcels B-9, B-11 and B-
14): 

Each building permit issued for an addition to an 
existing non-residential Building within Parcel B-9, 
Parcel B-11 (south of East 29th Street) and Parcel B-
14 through December 31, 2040, which addition re-
sults in an increase of the Building’s gross square 
footage, shall be assessed a Non-Residential Envi-
ronmental Fee of Seventy-five Cents ($0.75) per 
square foot based on the gross square footage of the 
addition to the Building.  Each Non-Residential En-
vironmental Fee shall be delivered to the City in the 
form of a check made payable to the HPF. 

Special Condition No. 33 (Parcels B-1, B-2, B-3, B-
4, B-6, B-7, B-9, B-10, B-11, B-12 and B-14): 

The written consent of the Environmental Entities is 
required prior to the City’s final approval of a re-
zoning of any of the following Parcels: B-1, B-2, B-
3, B-4, B-6, B-7, B-9, B-10, B-11, B-12 and B-14,  
if such rezoning would result in the removal of the 
Parcel from the Millennium GDP.  

FEES/CREDITS/REIMBURSEMENTS 

Special Condition No. 34 (Parcels B-1, B-2, B-4, B-
6, B-7 and B-9 through B-11): 

A City reimbursement agreement dated January 23, 
2003 obligates the City to attempt to collect reim-
bursements from the applicants of specified proper-
ties in connection with certain water improvements 
installed within the right-of-way for Rocky Moun-
tain Avenue.  The City has waived its right to col-
lect a reimbursement under such agreement from 
non-residential development within Parcels B-1, B-
2, B-4, B-6, B-7 and B-9 through B-11.  Refer to 
Section 5.2.5 of the PVH Agreement for specific 
terms. 
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Special Condition No. 35 (Parcels B-1, B-2, B-4, B-
6, B-7 and B-9 through B-12):  

In connection with water and sewer improvements 
which the City has constructed pursuant to the PVH 
Agreement, every building permit for a non-
residential use within Parcels B-1, B-2, B-4, B-6, B-
7 and B-9 through B-12 shall be assessed a cost 
equal to its proportionate share of the actual cost of 
the local portion of any oversized water or sanitary 
sewer line and any water or sewer improvement 
which solely benefits the proposed non-residential 
use.  Refer to Section 5.2.3 of the PVH Agreement 
for specific terms. 

Special Condition No. 36 (B-1, B-2, B-4, B-6, B-7 
and B-9 through B-12): 

Pursuant to the MFA, projects within Parcels B-1, 
B-2, B-4, B-6, B-7 and B-9 through B-12 (MFA 
Commercial Area) shall not be eligible to receive 
reimbursement from the City to which they might 
otherwise be entitled pursuant to City Regulations, 
as defined by the MFA, for the design and construc-
tion of public improvements therein, with the excep-
tion of the following reimbursements: 

1. The City’s obligation to reimburse Cen-
terra Properties West, LLC for certain costs incurred 
for a preliminary design of the Arterial Street Im-
provements.  Refer to Section 6.5 of the PVH 
Agreement for specific terms. 

2. Reimbursements for public improve-
ments which were completed prior to January 20, 
2004.  Refer to Sections 12.3 and 13.5 of the MFA 
for specific terms. 

3.  Reimbursements for the design and con-
struction of all or a portion of the Arterial Street 
Improvements completed by Applicants of non-
residential projects within Parcels B-1, B-2, B-4, B-
6, B-7 and B-9 through B-12 (PVH Commercial 
Area) to serve such projects, in the event of the 

City’s failure to appropriate money for such im-
provements.  Refer to Section 6.1.5 of the PVH 
Agreement for specific terms. 

4. Reimbursements for public improve-
ments completed in connection with Development 
Projects not within the MFA Commercial Area, un-
less such public improvements are not eligible for 
reimbursement pursuant to the MFA, Section 12.3. 

Special Condition No. 37 (Parcels B-1, B-2, B-4, B-
6, B-7 and B-9 through B-12): 

Centerra Properties West, LLC and its affiliates are 
entitled to receive certain credits against City water 
system impact fees and City capital expansion fees 
for streets in connection with Development Projects 
within Parcels B-1, B-2, B-4, B-6, B-7 and B-9 
through B-12 (MFA Commercial Area) pursuant to 
the terms of the MFA.  Refer to Section 12.1 of the 
MFA for the specific terms.   

Special Condition No. 38 (Parcels B-1, B-2, B-4, B-
6, B-7 and B-9 through B-12): 

Except as provided in Special Conditions No.  34 
and 35 above, the Applicant of every project within 
Parcels B-1, B-2, B-4, B-6, B-7 and B-9 through B-
12 (MFA Commercial Area) shall be responsible for 
payment of all applicable City development fees and 
use taxes and for satisfaction of all raw water re-
quirements.  Refer to Section 12.3 of the MFA for 
the specific terms. 

Special Condition No. 39 (Parcels B-2 and B-4):  

Parcels B-2 and B-4 are adjacent to and are benefit-
ed by improvements to Rocky Mountain Avenue 
constructed by Developer.  Any development of 
such Parcels will be subject to a third-party reim-
bursement obligation to Developer for its propor-
tionate share of the costs of improvements.  No later 
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than September 9, 2006, Developer shall provide the 
City with the documentation required by LCUASS 
(currently Section 1.9.3.B.1.f. and g.).  After execu-
tion and recording of the reimbursement agreement, 
the City shall attempt to provide notice on future 
plats of the obligated properties (currently Section 
1.9.3.B.1.h.).  The parties acknowledge however, 
that no notice as required by LCUASS needs to be 
given.  To the extent this condition may be incon-
sistent with the applicable provisions of LCUASS, 
the terms hereof shall prevail. 

Special Condition No. 40 (Parcels B-9 and B-11): 

The PVH Project (located in Parcels B-9 and that 
portion of Parcel B-11 south of East 29th Street) is 
entitled to a waiver of twenty-five percent (25%) of 
certain City development fees and/or use taxes pur-
suant to the PVH Agreement.  Refer to Section 4 of 
the PVH Agreement for specific terms. 

NOTIFICATION OF MINERAL ESTATE 
OWNERS 

Special Condition No. 41 (Parcel B-13 and B-14): 

The first application for a subdivision plat which 
includes any portion of Parcel B-13 or Parcel B-14 
shall require a public hearing before the Planning 
Commission at least thirty (30) days prior to the 
administrative approval of such subdivision plat, for 
the limited purpose of hearing objections of mineral 
estate owners, as such owners are defined by C.R.S. 
§24-65.5-102(5).  Such public hearing shall consti-
tute the “initial public hearing” for the subdivision 
plat application; notice thereof shall be given in ac-
cordance with the requirements of C.R.S. §24-65.5-
103 and, except as required by C.R.S. §24-65.5-
103(1.5), no further notice to mineral estate owners 
within such subdivision plat shall be given.  Prior to 
final approval of the subdivision plat for which no-
tice was given pursuant to this Special Condition, 

the Applicant shall provide the City with a written 
certification in accordance with the requirements of 
C.R.S. §24-65.5-103.3. 

PARKS AND RECREATION 

Special Condition No. 42 (Parcel B-13): 

No additional vehicular or pedestrian connections 
are proposed within the Loveland Sports Park due to 
existing drainage systems and private drives within 
the park.  The location and type of vehicular and 
pedestrian connections between Parcel B-13 and the 
Loveland Sports Park shall be determined during 
review and approval of future Development Projects 
within Parcel B-13.  Each such connection shall be 
designed to accommodate the existing drainage sys-
tem and private street network within the Loveland 
Sports Park and may require the installation of addi-
tional lighting, sidewalks, accessible walkways, cul-
vert crossings or other safety measures for the bene-
fit of Loveland Sports Park users.  The design and 
construction of any such connections and the ancil-
lary improvements shall be done at no cost to the 
City. 

Special Condition No. 43 (Parcel B-13): 

Due to the current sports field design and storm 
drainage system within the Loveland Sports Park, 
Developer acknowledges that the City may not 
agree to grant any additional easements or Rights-
of-Way to accommodate future streets or utilities 
proposed by any future Development Project within 
Parcel B-13. Any proposed utilities, including a 
forced wastewater mainline, may be allowed within 
the existing 40’ utility easement on the north side of 
the Loveland Sports Park, and shall be determined 
at time of preliminary design and plat.  If allowed, 
all design, demolition, construction and repair shall 
be paid for by the Developer at no cost to the City. 
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Special Condition No. 44 (Parcel B-13): 

Loading and delivery areas for non-residential uses 
in Parcel B-13 shall be adequately screened from the 
Loveland Sports Park. 

Special Condition No. 45 (Parcel B-13): 

Solid fencing between the boundaries of Parcel B-
13 and the Loveland Sports Park shall not exceed 48 
inches in height.  Any fencing along such boundary 
that exceeds 48 inches in height shall be of an open 
style that allows for views into the Loveland Sports 
Park.  The design of any such fencing shall be de-
termined during review and approval of future De-
velopment Projects within Parcel B-13 that are adja-
cent to the Loveland Sports Park. 

Special Condition No. 46 (Parcel B-13): 

Final subdivision plats that include property within 
Parcel B-13 that is adjacent to the Loveland Sports 
Park shall contain a disclosure regarding the exist-
ence and proximity of the Loveland Sports Park, 
uses that may occur within the park, the park’s 
hours of operation and the use of lighted facilities, 
all of which are regulated by the City, together with 
an acknowledgement that the operation of the Love-
land Sports Park is based on the Municipal Code 
and will not be changed because of subsequent de-
velopment of properties adjacent thereto. 

PLANNING 

Special Condition No. 47 (Parcel B-13): 

Prior to the approval of the first subdivision plat 
within Parcel B-13, the Applicant shall deliver to 
the City any required ditch or irrigation company 
easements, as determined by the City Attorney, and 
a crossing agreement, if a crossing of the ditch is 
needed for development of the subdivision. 

Special Condition No. 48 (Parcel B-3): 

Development of any portion of Parcel B-3 that is lo-
cated within Tract D, Savanna Second Subdivision is 
prohibited until final approval of a replat of Tract D 
which results in any new lots or tracts created therein 
being located entirely within the boundaries of the 
GDP. 

RAILROAD 

Special Condition No. 49 (Parcel B-13): 

For the purpose of mitigating general railroad noise 
and vibration, the Applicant shall provide a buffer-
yard between Buildings for residential occupancy 
on lots in Parcel B-13 and the Great Western Rail-
road right-of-way in accordance with the require-
ments set forth in Section 15, Appendix A of the 
GDP. 

Special Condition No. 50 (Parcel B-13): 

The Great Western Railroad tracks are adjacent to 
the southern boundary of Parcel B-13.  Residents 
adjacent to such railroad tracks may experience 
noise and vibration effects resulting from the pas-
sage of trains on such tracks in close proximity to 
adjacent Lots.  A notice reciting the above-stated 
potential impacts from such railroad tracks shall be 
placed on each subdivision plat which includes any 
portion of Parcel B-13 within 500 feet of the rail-
road right-of-way. 
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TRANSPORTATION 

Special Condition No. 51 (Parcel B):  

To the extent that street and/or trail crossings of the 
existing railroads are required as a condition of a 
Development Project within Parcel B to meet the 
ACF Regulations and any approved exceptions 
thereto or other applicable Municipal Code require-
ments, acquisition of the necessary Public Utilities 
Commission approval for such crossing shall be 
governed by the terms of the PVH Agreement. 

Special Condition No. 52 (Parcels B-1 and B-2):  

Unless designed and constructed by others or by the 
City pursuant to the PVH Agreement, or otherwise 
approved by the City Engineer, and to the extent 
needed to comply with the ACF Regulations and 
any approved exceptions thereto, the Applicant shall 
design and construct, or cause to be designed and 
constructed at no cost to the City, the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS.  The timing, 
scope and phasing of such construction shall be de-
termined during review and approval of future De-
velopment Projects within Parcels B-1 and B-2. 

(a)  Rocky Mountain Avenue from north of 
the Union Pacific Railroad crossing to Crossroads 
Boulevard.   

(b) Kendall Parkway from Boyd Lake Ave-
nue to Rocky Mountain Avenue.   

(c) CR 24 (East 29th Street) from Rocky 
Mountain Avenue under I-25 to the north/south ma-
jor arterial roadway in Parcel A.   

(d)  Boyd Lake Avenue from CR 20C  (East 
5th Street) to CR 24E (East 37th Street).   

(e)  CR 20C (East 5th Street) from Boyd 
Lake Avenue to CR 9E (Sculptor  Drive).   

(f)  CR 9E (Sculptor Drive) from US 34 to 
State Highway 402.   

Special Condition No. 53 (Parcels B-1 and B-2):  

The Applicant shall obtain, at no cost to the City 
(except as may be reimbursable consistent with the 
City’s then-current adopted Capital Improvements 
Program), all FAA approvals required for the pro-
posed extension of CR 26 (Crossroads Boulevard) 
from Rocky Mountain Avenue to North Boyd Lake 
Avenue, if such extension is required as a condition 
of development in Parcels B-1 or B-2 to meet ACF 
Regulations and any approved exceptions thereto.  
Written documentation of such approvals shall be 
provided to the City by the Applicant prior to the 
approval of any Final Plat that includes such future 
street extension.  

Special Condition No. 54(Parcels B-1, B-2, B-4, B-
6, B-7, B-9 through B-12, and B-14):  

The following roadways shall be exempt from com-
pliance with the ACF Regulations in connection 
with the development of non-residential uses in Par-
cels B-1, B-2, B-4, B-6, B-7, B-9 through B-12, and 
B-14: 

(a)  Rocky Mountain Avenue from, but not 
including, its intersection with County Road 24 (29th 
Street), north to and including its intersection with 
Crossroads Boulevard and that portion of Cross-
roads Boulevard from its intersection with Rocky 
Mountain Avenue east to and including its intersec-
tion with the west I-25 frontage road; 

(b)   Existing portions of County Road 24E 
(37th Street) or any extension thereof west through 
its intersection with Boyd Lake Avenue; 

(c)   Existing portions of Rocky Mountain 
Avenue from County Road 24 (29th Street) south 
through its intersection with Hahn's Peak Drive; and 
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(d)  Boyd Lake Avenue. 

Special Condition No. 55 (Parcels B-1, B-2, B-4, B-
6, B-7, B-9 through B-12, and B-14): 

Except for those streets for which there is an ap-
proved exception from the ACF Regulations, Appli-
cants of non-residential projects within Parcels B-1, 
B-2, B-4, B-6, B-7, B-9 through B-12, and B-14 
shall be required to improve public street intersec-
tions adjacent to such projects to City standards to 
the extent necessary to comply with the ACF Regu-
lations in the operation of such intersections and, in 
addition, shall be responsible for designing and in-
stalling all private street improvements necessary to 
adequately serve such projects.  Refer to Section 6.4 
of the PVH Agreement for specific terms. 

Special Condition No. 56 (Parcels B-1, B-2, B-4, B-
6, B-7, B-10, B-11, B-12 and B-14): 

In accordance with Section 6.4 of the PVH Agree-
ment, prior to the issuance of any building permit 
for the last twenty-five (25) acres of undeveloped 
non-residentially zoned property within Parcels B-1, 
B-2, B-4, B-6, B-7, B-10, that portion of B-11 north 
of East 29th Street, B-12, B-14 and that portion of 
Parcel C-1 located east of a line 2625 feet east of the 
centerline of Boyd Lake Avenue (which properties 
exclude the PVH Property), all applicable ACF 
Regulations must be met for all public streets within 
the PVH Commercial Area with the exception of I-
25 and its interchanges and US 34 and its intersec-
tions. 

Special Condition No. 57 (Parcel B-3):  

Prior to or concurrent with the approval of any de-
velopment application or final plat within Parcel B-
3, or as otherwise approved by the City Engineer, 
the owner shall dedicate, at no cost to the City, the 
right-of-way necessary for all street improvements 

either within or adjacent to said Development Pro-
ject or Final Plat that are shown on the Transporta-
tion Plan. 

Special Condition No. 58 (Parcel B-3): 

Unless designed and constructed by others or oth-
erwise approved by the City Engineer, and to the 
extent needed to comply with the ACF Regulations 
and any approved exceptions thereto, the Applicant 
shall design and construct, or cause to be designed 
and constructed at no cost to the City, the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS.  The timing, 
scope and phasing of such construction shall be de-
termined during review and approval of future De-
velopment Projects within Parcel B-3. 

(a)  High Plains Boulevard from the north 
boundary of Parcel A-5 to US 34.   

(b)  Boyd Lake Avenue adjacent to Parcel 
C-4. 

(c) Kendall Parkway from Boyd Lake Ave-
nue to Rocky Mountain Avenue.   

Special Condition No. 59 (Parcel B-4):  

To the extent consistent with any approved access 
control plan, no signalized access will be permitted 
to Parcel B-4 from Rocky Mountain Avenue except 
at the intersection of CR 24 (29th Street), unless oth-
erwise determined by the City Engineer.  If un-
signalized accesses meet any signal warrant in the 
future, the turning movements shall be eliminated as 
necessary to eliminate the signal warrant or, to the 
extent consistent with any approved access control 
plan, a roundabout shall be installed at the access 
point by the Applicant at no cost to the City.   
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Special Condition No. 60 (Parcel B-9):  

Unless constructed by others or otherwise approved 
by the City Engineer, the sidewalk along the east 
side of Rocky Mountain Avenue from McWhinney 
Boulevard to the Greeley and Loveland Irrigation 
Canal shall be constructed, or cause to be construct-
ed, by the Applicant of Parcel B-9 at no cost to the 
City prior to the issuance of a building permit withn 
Parcel B-9.   

Special Condition No. 61 (Parcels B-9, B-10, B-11 
and B-14):   

In any Traffic Study for a Development Project 
within Parcels B-9, B-10, B-11 and B-14, the appli-
cant shall not be required to count any of the vested 
gateway trips as background traffic, excluding those 
trips which are attributable to any site specific de-
velopment plan within Parcels B-9, B-10, B-11 or 
B-14 approved after July 11, 2006.  For purposes of 
this condition, the total number of “vested gateway 
trips” means the fifteen thousand six hundred and 
ninety (15,690) total daily trips, the three hundred 
and thirty-seven (337) A.M. peak hour daily trips 
and the one thousand, four hundred and fifty-two 
(1,452) P.M. peak hour daily trips previously vested 
for such Parcel as part of the approved Gateway 
GDP. 

Special Condition No. 62 (Parcels B-9, B-10, B-11 
and B-14):  

Unless designed and constructed by others or by the 
City pursuant to the PVH Agreement, or otherwise 
approved by the City Engineer and to the extent 
needed to comply with the ACF Regulations and 
any approved exceptions thereto, the Applicant shall 
design and construct, or cause to be designed and 
constructed at no cost to the City the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS.  The timing, 
scope, and phasing of such construction shall be 

determined during review and approval of future 
Development Projects within Parcels B-9, B-10, B-
11 and B-14. 

(1)   Rocky Mountain Avenue from the ex-
isting terminus of the 4-lane section to Crossroads 
Boulevard;   

(2)   Kendall Parkway from Rocky Moun-
tain Avenue to Boyd Lake Avenue; 

(3)   Crossroads Boulevard from Rocky 
Mountain Avenue to the west frontage road of I-25; 
and  

(4)   CR 24 (29th Street) from Rocky Moun-
tain Avenue to the west side of I-25. 

Special Condition No. 63 (Parcel B-11):  

In accordance with the Transportation Plan, each 
Final Plat for a Development Project within Parcel 
B-11 which is adjacent to the Union Pacific Rail-
road (“Railroad”) shall dedicate right-of-way twen-
ty-five (25) feet in width adjacent to the existing 
Railroad right-of-way.  In the event that the Trans-
portation Plan is amended to remove such require-
ment, the requirements of this condition shall be-
come of no effect as to Final Plats approved thereaf-
ter and the City Manager shall be authorized, not-
withstanding any provision of the Municipal Code 
to the contrary, to administratively approve the va-
cation of any right-of-way dedications made pursu-
ant to this condition.   Such vacations shall be 
promptly recorded by the City in the Larimer Coun-
ty Records. 

Special Condition No. 64 (Parcel B-12):  

A minimum of two (2) points of access shall be pro-
vided to all Lots in Parcel B-12.  This access may be 
provided via easements through other Lots. 
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Special Condition No. 65 (Parcel B-12):  

Unless designed and constructed by others or by the 
City pursuant to the PVH Agreement, or otherwise 
approved by the City Engineer, and to the extent 
needed to comply with the ACF Regulations and 
any approved exceptions thereto, the Applicant shall 
design and construct, or cause to be designed and 
constructed at no cost to the City, the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS.  The timing, 
scope and phasing of such construction shall be de-
termined during review and approval of future De-
velopment Projects within Parcel B-12. 

(a)  Install a traffic signal and necessary 
auxiliary lanes at the intersection of Byrd Drive and 
Crossroads Boulevard; 

(b)  Rocky Mountain Avenue adjacent to 
Parcel B-12, excluding the sidewalk on the west 
side; 

(c)  A median within Rocky Mountain Ave-
nue to accommodate a channelized “T” movement 
at Tahosa Creek Drive and to limit turning move-
ments at the proposed right-in/right-out access 
points; 

(d)  Crossroads Boulevard to adjacent to 
Parcel B-12, excluding the sidewalk on the north 
side; and 

(e)  A median within Crossroads Boulevard 
to limit the Mount Massive intersection movement 
to right-in, right-out, left-in. 

Special Condition No. 66 (Parcel B-13): 

Unless designed and constructed by others, or oth-
erwise approved by the City Engineer, and to the 
extent needed to comply with the ACF Regulations 
and any approved exceptions thereto, the Applicant 
shall design and construct, or cause to be designed 
and constructed at no cost to the City, the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS. The necessity, 
timing, scope and phasing of such construction shall 
be determined during review and approval of future 
Development Projects within Parcel B-13. 

(a)  Hahns Peak Drive within Parcel B-13 to 
US 34. 

(b)  Rocky Mountain Avenue within Parcel 
B-13 to US 34. 

(c)   An east-west collector street within 
Parcel B-13. 

UTILITIES 

Special Condition No. 67 (Parcels B-1, B-2, B-4, B-
6, B-7 and B-9 through B-14):  

With the exception of those improvements which 
are the responsibility of the City pursuant to the 
PVH Agreement, any existing utilities that must be 
redesigned, rearranged, relocated, upgraded or ex-
tended in connection with the development of Par-
cels B-1, B-2, B-4, B-6, B-7 and B-9 through B-14 
shall be done at the Applicant’s expense unless oth-
erwise agreed upon by the utility in question.    

Special Condition No. 68 (B-4):  

With the exception of those improvements which 
are the City’s responsibility pursuant to the PVH 
Agreement, the Applicant of Parcel B-4 shall be 
responsible for staking underground power lines per 
the requirements of the City’s Electric Division, 



PARCEL B    

Section 3. PARCEL B Major Amdt 10 FINAL February 2018 3-17  

including cut and fill stakes as required, and for any 
costs associated with the relocation, raising, or low-
ering of the underground electrical three phase elec-
tric power lines which are necessitated by incorrect 
staking, changes in road design, installation of other 
utilities, or any other construction caused by the 
Applicant. 

Special Condition No. 69 (Parcels B-9, B-10 and B-
11):  

Prior to the approval of any Final Plat within Parcels 
B-9, B-10 or B-11, the Applicant shall provide a 
final engineering design acceptable to the City 
Stormwater Utility Department for all storm drain-
age discharges directly into the Greeley & Loveland 
Irrigation Canal.  Developed and detained storm 
drainage discharges releasing directly into the Gree-
ley & Loveland Irrigation Canal shall be limited to 
the two-year historic release rate per Table SO-1, 
Urban Drainage and Flood Control Document, Vol-
ume 2, for all storm events up to and including the 
one hundred-year developed storm event. 

WATER AND WASTEWATER 

Special Condition No. 70 (Parcel B-13): 

Unless designed and constructed by others or oth-
erwise approved by the Director of the Water and 
Power Department, the Developer shall design and 
construct, or cause to be designed and constructed at 
no cost to the City, the following water and sanitary 
sewer improvements to City standards.  The exact 
size, location and capacity of each improvement and 
the timing, scope and phasing of such construction 
shall be determined during review and approval of 
future Development Projects within Parcel B-13. 

(a)  A water main on the south side of US 34 
from Boyd Lake Avenue to the east boundary of 
Parcel B-13.   

(b)  A water main through Parcel B-13 with 
two points of connection to the water main de-
scribed in subparagraph (a) above.   

(c)  A connection between the water main 
described in subparagraph (a) above and the existing 
water main on the north side of US 34 at Rocky 
Mountain Avenue.   

d)  An on-site wastewater collection system for Par-
cel B-13 and a lift station and force main connection 
to the existing gravity flow system.  The lift station 
shall be designed with sufficient capacity for future 
wastewater flows from Parcel B-13 and for expan-
sion to accommodate future wastewater flows from 
those portions of the Northwest Quarter of Section 
15, Township 5 North, Range 68 West of the 6th 
Principal Meridian, County of Larimer, State of 
Colorado which lie north of the Great Western Rail-
road tracks.  Design of the lift station and force 
main shall be coordinated with the City’s Water and 
Power Department and approved by the regional 
208 Wastewater Authority. 

Special Condition No. 71 (Parcel B-13): 

Any reimbursement for the East Side Lift Station 
shall be in accordance with that Reimbursement 
Agreement by and between the Developer and the 
City of Loveland Water Department dated Septem-
ber 7, 2004. 
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SECTION 4 

PARCEL C 

 

4.1 INTRODUCTION 

Parcel C is located west and north of Houts Reser-
voir and Equalizer Lake and includes approximately 
482 acres.  Parcel C encompasses the west portion 
of Parcel D of the northwest region of the Millenni-
um Addition, the western portion of Parcel B of the 
Savanna Addition, the Cloverleaf West Parcel of the 
Grange Addition and the adjacent lakes and the re-
lated buffer areas.   Refer to Map 1 and Map 6 in 
Section 11 for location of this neighborhood. 

There are a number of opportunities to create better, 
more livable patterns of development, including: 

A. Provision of a variety of housing types allowing 
more people the opportunity to live near the 
substantial employment base evolving in the 
GDP. 

B. The preservation and enhancement of Environ-
mentally Sensitive Areas on and adjacent to the 
property. 

C. The creation of a cohesive series of walkable 
neighborhoods linked to each other and to the 
schools, jobs, and services in the GDP. 

D. Building neighborhoods with identity defined 
by “edges”, entry features, streetscape treat-
ments, architectural compatibility, “centers” 
and/or other unique design elements. 

E. Encouraging the integration of appropriate non-
residential uses such as schools, churches, day-
care, live/work uses, small-scale offices, clinics, 
and other services into residential neighbor-
hoods.       

 

4.2 LAND USE INFORMATION 

4.2.1 Existing Land Uses  

Parcel C is currently used for agricultural purposes 
and residential development.  The existing agricul-
tural uses shall be allowed to continue as legal non-
conforming uses within this parcel. 

4.2.2 Proposed Land Uses  

The land use categories for Parcel C include Resi-
dential Uses with a variety of housing types (with a 
maximum of 1,500 Dwelling Units permitted in 
Parcels C-1 and C-2 only); and a maximum of 
180,000 gross square feet of non-residential uses in 
Parcels C-1 and C-2 and a maximum of 900,000 
gross square feet of non-residential uses in Parcel C-
4.  Refer to Section 1.3 for a detailed list of the spe-
cific uses within each land use category, and the 
Land Use Legend on Map 6 in Section 11 for the 
identification of each land use category as either a 
Use-by-Right or a Special Review Use. Section 12 
contains the review processes applicable to such 
uses.    Please refer to Section 12.1.2 and General 
Condition No. 12 for information on addresses the 
ability to increase the number of Dwelling Units. 

The GDP (Map 6 in Section 11) designates Parcels 
C-1 and C-2 as MUNs.  

MUN uses for Parcels C-1 and C-2 are listed in de-
tail in Section 1.3.10, and are further described in 
Section 9, however, Uses-by-Right within 300 feet 
of the existing centerline of Boyd Lake Avenue ad-
jacent to the existing Boyd Lake Shores Subdivision 
(north of Frank Road and south of East 37th Street), 
are limited to the following uses: 

a. Single Family Detached Dwellings on Lots of 
at least 6,000 square feet;  

b. Accessory Uses and Buildings including guest 
quarters limited to one per Lot; 
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c. Public or private schools; 

d. Churches and other places of assembly; 

e. Cemeteries; 

f. Open lands for cultivation of crops, other 
plants, or natural areas; and 

g. Neighborhood parks, pocket parks or village 
greens, and playgrounds. 

4.2.3 Density  

Density information for Residential Uses in provid-
ed on Map 6 in Section 11 and in Sections 9 and 10. 

4.2.4 Airport Influence Areas  

Any Special Conditions applicable to development 
in Parcel C because of its proximity to the Airport 
are included in the Special Conditions attached as 
Appendix 4-1 attached to this Section 4. 

4.3 CIRCULATION  

4.3.1 Site Access  

Subject to City approval of specific Development 
Projects, primary access to Parcel C will be from 
Boyd Lake Avenue at the locations indicated on the 
GDP (Lost Creek Drive, Frank Road, and Carrie 
Lane).  Additional access points are anticipated 
from East 37th Street.  

4.3.2 Internal Circulation  

An integrated network and hierarchy of transporta-
tion ways will be provided for pedestrians, bicy-
clists and automobiles.  The planned arterial and 
major collector system as shown on Map 6 in Sec-
tion 11, lends itself to accommodating potential 
public transportation in the future. Refer to Section 
7, Access, Circulation and Parking, for detailed cir-
culation standards. 

The Conceptual Amenity Map (Map 2 in Section 
11) illustrates a proposed trail system. Details on 
any proposed trail system shall be provided with 
applications for Preliminary Plat and/or Final Plat 
review or applications for a building permit.  

4.3.3 Standards  

Within MUNs, streets will be designed as per  
LCUASS as required by General Condition No. 21 
and the Performance Standards included of the 
GDP, with the minor exceptions for reduced design 
speeds and collector cross section allowed in any 
“Urban Character Villages” (See Map 8 in Section 
11 and Section 9).  In accordance with Section 
9.6.2.B, alternative street designs shall be allowed 
subject to approval by the City Engineer.   

4.4 PUBLIC AND PRIVATE UTILITIES 

The following subsections indicate the utility pro-
viders currently available to provide services to Par-
cel C.  The provision of services by other utility 
providers will be determined at the time of devel-
opment. 

4.4.1 Water and Sewer  

The City will provide water and sewer service.  Col-
lection and distribution systems shall be designed 
and constructed as per current City standards.   Fur-
ther details of services will be worked out at time of 
Preliminary Plat, and/or final development plan, or 
at the time of application for a building permit.  

4.4.2 Storm Drainage  

Stormwater detention shall be provided either on-
site or within the Houts Reservoir and Equalizer 
Lake system as per the City’s storm drainage master 
plan. Water quality treatment will be encouraged on 
site prior to on site drainage entering Houts Reser-
voir or Equalizer Lake. 
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4.4.3 Electric  

Electric service will be provided by the City’s Wa-
ter and Power Department.  Electric service is avail-
able from existing lines located south of Parcel C, 
and from a 600 amp overhead feeder located along 
the west side of North Boyd Lake Avenue. 

All new electric distribution for single family and 
two family lots shall be front lot underground con-
struction, unless otherwise accepted by the City’s 
Water and Power Department.  

4.4.4 Natural Gas 

It is presently anticipated that Xcel Energy Compa-
ny will provide natural gas from existing lines in the 
area.  

4.4.5 Telephone   

It is presently anticipated that telephone and tele-
communications services will be provided by Qwest 
Communications, from existing lines in the area. 

4.4.6 Irrigation Ditches  

There is one existing irrigation ditch on the proper-
ty, the Greeley and Loveland Irrigation Canal.  The 
existing irrigation ditch will be maintained in place, 
boxed, lined and/or re-aligned as necessary.  If any 
realignment or physical change is proposed in the 
ditch or improvement is proposed to any portion of 
an irrigation ditch, the ditch company will be con-
tacted for approval.  A copy of a letter from the 
ditch company shall be submitted to the City prior 
to any approval that directly impacts the ditch.  Irri-
gation ditches may be used as a raw water supply 
for irrigation of open space areas. 

4.5 NATURAL AREAS  

Any Environmentally Sensitive Areas within Parcel 
C have been identified in two ESARs.  The ESARs 
applicable to Parcel C are provided in Section 14 of 
the GDP. 

For Parcels C-1 and C-2, please refer to the ESAR 
prepared by Cedar Creek Associates dated January, 
1999. 

For Parcel C-4, please refer to the ESAR prepared 
by Ecological Resource Consultants dated June 8, 
2004. 

For that portion of Parcel C-4 known as the Clover-
leaf West Parcel of the Grange Addition, please re-
fer to the ESAR prepared by FlyWater Consulting, 
Inc. dated February 12, 2008. 

The lakes and surrounding environments that form 
the easterly edge of Parcel C provide an opportunity 
to protect and enhance existing natural wildlife fea-
tures while creating a variety of recreational and 
educational features for neighborhood residents. 
Detailed Preliminary Design Plans (as described in 
Section 6) will be prepared for each identified Envi-
ronmentally Sensitive Area and related buffer prior 
to or in conjunction with the approval of any Pre-
liminary Plat creating building Lots within 300 feet 
of that sensitive area.   

4.6 TYPICAL RESIDENTIAL NEIGH-
BORHOOD LAYOUTS 

Map 9 in Section 11 of the GDP illustrates Neigh-
borhood Planning Concepts (as described in Section 
9) anticipated to be utilized in the MUNs in Parcels 
C-1 and C-2.  Further criteria governing neighbor-
hood layout is included in Section 9. 
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4.7 LANDFORM MODIFICATION 

The topography of Parcel C gently slopes from west 
to east. Landform modification is expected to occur 
only in order to create visual interest throughout the 
site, for screening, or to provide for proper man-
agement of drainage.  

Refer to the Conceptual Utility/Grading Map, (Map 
3 in Section 11), as well as Sections 6.11 and 6.17 
for additional information. 

4.8  DEVELOPMENT CONDITIONS 

Development within Parcel C shall be subject to the 
applicable General Conditions in Appendix 1-1 of 
Section 1 and the applicable Performance Standards 
in Sections 6 through 10. 

Development within Parcel C shall also be subject 
to the applicable Special Conditions in Appendix 4-
1 attached to this Section 4 and incorporated herein 
by this reference. 
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APPENDIX 4-1 

 

SPECIAL CONDITIONS FOR 
PARCEL C 

AIRPORT 

Special Condition No. 1 (Parcel C): 

The owners of those portions of Parcel C that are 
located within the boundaries of the Airport Influ-
ence Area as depicted on Map 6 in Section 11 of the 
GDP shall execute and deliver to the City for re-
cording concurrently with the Final Plat for such 
property, an Avigation Easement in the form at-
tached hereto as Attachment No. 1.   

Special Condition No. 2 (Parcel C): 

Those portions of Parcel C that are located within 
the Airport Influence Area may experience noise 
from low-flying aircraft as a result of 24 hour per 
day aircraft operations, therefore, all subdivision 
plats for property within Parcel C that is wholly or 
partially located within the boundaries of the Air-
port Influence Area as depicted on Map 6 in Section 
11 of the GDP shall contain the following language:  
“All or a portion of the property being subdivided 
may be located within the Airport Influence Area of 
the Fort Collins-Loveland Municipal Airport.  Such 
property may experience noise from low-flying air-
craft as a result of 24 hour per day aircraft opera-
tions.” 

Special Condition No. 3 (Parcel C): 

No structures located within those portions of Parcel 
C that are located within the Airport Influence Area 
as shown on Map 6 in Section 11 of the GDP shall 
extend into restricted air space as defined by FAA 
Regulation, Part 77, and the Applicant shall comply 
with all applicable notice requirements of such FAA 
Regulation. 

Special Condition No. 4 (Parcel C): 

Except to the extent otherwise required by applica-
ble Federal law, all new bodies of water within Par-
cel C that are located within the Airport Influence 
Area as depicted on Map 6 in Section 11 of the GDP 
and within a radius of 10,000 feet from the end of 
any runway of the Airport, shall be prohibited pro-
vided that:  (1) they are larger than one-quarter acre 
in size; (2) they are installed after July, 11, 2006; (3) 
they are designed to hold or retain water permanent-
ly or over extended periods of time; and (4) they are 
bird attractants.  To the extent permitted by Federal 
law, this prohibition shall not apply to a relocation 
or expansion of any existing water body or to deten-
tion ponds that have outlet structures designed to 
prevent the permanent containment of water. 

Special Condition No. 5 (Parcel C): 

No exterior lighting, reflective material, smoke 
emissions or electronic emissions shall be permitted 
in those portions of Parcel C that are also located 
within the Airport Influence Area as depicted on 
Map 6 in Section 11 of the GDP which would mate-
rially lower pilots’ visibility or cause material inter-
ference with the Airport’s navigation and communi-
cation systems.  For purposes of this condition, “re-
flective material” is defined as glazing with a reflec-
tivity of 65% or greater. 

Special Condition No. 6 (Parcel C): 

Residential uses are not permitted in those portions 
of Parcel C of the GDP which are also located with-
in the Airport’s critical zone as depicted on Map 6 
of Section 11 of the GDP.  In the event that such 
critical zone is reduced in area pursuant to an 
amendment of the Airport Master Plan, such new 
critical zone boundary shall be used to determine the 
applicability of this condition. 
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Special Condition No. 7 (Parcel C): 

The Developer shall include the following disclo-
sure statement in all of its contracts for the sale of 
any of the property located within Parcel C of the 
GDP which is also within the Airport Influence Ar-
ea as shown on Map 6 in Section 11 and further, 
shall include a provision in such sales contracts that 
the purchaser thereof shall include the following 
disclosure statement in all of its subsequent con-
tracts for sale of such property:  “The property sub-
ject to this contract may be located within the Air-
port Influence Area of the Fort Collins-Loveland 
Municipal Airport.  Such property may experience 
noise from low-flying aircraft as a result of 24 hour 
per day aircraft operations.”  Each such contract 
subject to this Special Condition shall expressly 
provide that the disclosure provision survives clos-
ing and is enforceable at law or in equity by the City 
as a third party beneficiary of such contract. 

ENVIRONMENTAL FEES AND ENVIRON-
MENTAL LAND DEDICATIONS 

Special Condition No. 8 (Parcel C): 

Pursuant to the Agreement Regarding Environmen-
tal Fees among the City, Developer and the Envi-
ronmental Entities dated June 27, 2006, prior to fifty 
percent (50%) build-out of both Parcels B and C, an 
environmental center shall be constructed near the 
Houts and Equalizer Reservoirs by or on behalf of 
the Environmental Entities.  “Build-out”, as used 
herein in connection with both residential and non-
residential development, shall mean the construction 
of all principal Buildings for the total number of 
residential Dwelling Units and the total amount of 
non-residential square footage permitted within both 
Parcels B and C. 

Special Condition No. 9 (Parcels C-1 and C-2):  

Each residential building permit issued for a new 
Dwelling Unit in Parcels C-1 and C-2 through De-
cember 31, 2040 shall require the payment of a Res-
idential Environmental Fee of Forty-three Cents 
($0.43) per finished and unfinished square foot of 
habitable space within the Dwelling Unit including 
basements, but excluding garages, carports, porches 
and decks.  Each Residential Environmental Fee 
shall be delivered to the City in the form of a check 
made payable to the HPF. 

Special Condition No. 10 (Parcel C-1):  

Each building permit issued for a new non-
residential Building within that portion of Parcel C-
1 located east of a line 2625 feet east of the center-
line of Boyd Lake Avenue through    December 31, 
2040 shall require the payment of a Non-Residential 
Environmental Fee of One Dollar ($1.00) for each 
gross square foot of the non-residential Building.  
Each Non-Residential Environmental Fee shall be 
delivered to the City in the form of a check made 
payable to the HPF. 

Special Condition No. 11 (Parcel C-1): 

Each building permit issued for an addition to an 
existing non-residential Building within that portion 
of Parcel C-1 located east of a line 2625 feet east of 
the centerline of Boyd Lake Avenue through De-
cember 31, 2040, which addition results in an in-
crease of the Building’s gross square footage, shall 
be assessed a Non-Residential Environmental Fee of 
One Dollar ($1.00) per square foot based on the 
gross square footage of the addition to the Building.  
Each Non-Residential Environmental Fee shall be 
delivered to the City in the form of a check made 
payable to the HPF. 
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Special Condition No. 12 (Parcel C-4):  

Each building permit issued for a new non-
residential Building within Parcel C-4 through    
December 31, 2040 shall require the payment of a 
Non-Residential Environmental Fee of Fifty Cents 
($.50) for each gross square foot of the non-
residential Building.  Each Non-Residential Envi-
ronmental Fee shall be delivered to the City in the 
form of a check made payable to the HPF. 

Special Condition No. 13 (Parcel C-4): 

Each building permit issued for an addition to an 
existing non-residential Building within Parcel C-4 
through December 31, 2040, which addition results 
in an increase of the Building’s gross square foot-
age, shall be assessed a Non-Residential Environ-
mental Fee of Fifty Cents ($.50) per square foot 
based on the gross square footage of the addition to 
the Building.  Each Non-Residential Environmental 
Fee shall be delivered to the City in the form of a 
check made payable to the HPF.  

Special Condition No. 14 (Parcels C-1, C-2 and C-
4): 

The written consent of the Environmental Entities is 
required prior to the City’s final approval of a re-
zoning of any of the following Parcels: C-1, C-2 and 
C-4, if such rezoning would result in the removal of 
the Parcel from the Millennium GDP.  

FEES/CREDITS/REIMBURSEMENTS 

Special Condition No. 15 (Parcels C-1, C-2 and C-
4):  

With the exception of the local street segment as 
defined in LCUASS, all streets that are included in 
the City’s Transportation Capital Improvement Plan 
as part of the Transportation Plan (“CIP”), shall be 
deemed part of the City’s street capital expansion 

fee system and eligible for street CEF reimburse-
ment consistent with City policy, which City policy 
presently designates only those streets classified as 
arterial or above as part of such CIP system and eli-
gible for reimbursement.  To the extent the Devel-
oper, as a condition of the development of Parcels 
C-1, C-2 or C-4, but excluding that portion of Parcel 
C-1 located east of a line 2625 feet east of the cen-
terline of Boyd Lake Avenue, has designed and/or 
constructed, or caused to be designed and construct-
ed, improvements to such streets, it shall be entitled 
to a reimbursement therefor but such reimbursement 
shall be in an amount equal to the costs incurred by 
or on behalf of the Developer in the design and con-
struction of such streets (including the cost of off-
site easement acquisition), plus interest at the aver-
age rate received by the City on its investments over 
the twelve (12)-month period preceding the date 
such interest commences to accrue, compounded 
annually and accruing from the date of completion 
and acceptance of the eligible improvement to the 
date reimbursement has been made.  The Developer 
shall be reimbursed an amount equal to eighty per-
cent (80%) of each applicable street CEF actually 
paid by any person or entity other than the City for 
each building permit within all projects in the GDP, 
and such reimbursement shall continue to apply un-
til the Developer has received reimbursements in an 
amount equal to the total cost, as calculated above, 
of those eligible streets designed and constructed, or 
caused to be designed and constructed, by the De-
veloper.  The remaining twenty percent (20%) of 
each applicable street CEF paid at building permit 
issuance may be used by the City to fund capital 
transportation costs in other areas of the City, as it 
deems appropriate.  Reimbursements shall be made 
by the City to the Developer on a quarterly basis.  
Notwithstanding the foregoing, the Developer shall 
not be entitled to any reimbursement from the City 
under this Special Condition for those “Public Im-
provements” which are not eligible for reimburse-
ment from the City under Section 12.3 of the MFA. 
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Special Condition No. 16 (Parcel C-1): 

In connection with water and sewer improvements 
which the City has constructed pursuant to the PVH 
Agreement, every building permit for a non-
residential use within that portion of Parcel C-1 lo-
cated east of a line 2625 feet east of the centerline of 
Boyd Lake Avenue (PVH Commercial Area) shall 
be assessed a cost equal to its proportionate share of 
the actual cost of the local portion of any oversized 
water or sanitary sewer line and any water or sewer 
improvement which solely benefits the proposed 
non-residential use.  Refer to Section 5.2.3 of the 
PVH Agreement for specific terms. 

Special Condition No. 17 (Parcel C-1): 

A City reimbursement agreement dated January 23, 
2003 obligates the City to attempt to collect reim-
bursements from the Applicants of specified proper-
ties in connection with certain water improvements 
installed within the right-of-way for Rocky Moun-
tain Avenue.  The City has waived its right to col-
lect a reimbursement under such agreement from 
non-residential development within that portion of 
Parcel C-1 located east of a line 2625 feet east of the 
centerline of Boyd Lake Avenue (PVH Commercial 
Area).  Refer to Section 5.2.5 of the PVH Agree-
ment for specific terms. 

Special Condition No. 18 (Parcel C-1): 

Pursuant to the MFA, projects within that portion of 
Parcel C-1 located east of a line 2625 feet east of the 
centerline of Boyd Lake Avenue (MFA Commercial 
Area) shall not be eligible to receive reimbursement 
from the City to which they might otherwise be enti-
tled pursuant to City Regulations, as defined in the 
MFA, for the design and construction of public im-
provements therein, with the exception of the fol-
lowing reimbursements: 

1. The City’s obligation to reimburse Cen-
terra Properties West, LLC for certain costs incurred 

for a preliminary design of the Arterial Street Im-
provements.  Refer to Section 6.5 of the PVH 
Agreement for specific terms. 

2. Reimbursements for public improve-
ments which were completed prior to January 20, 
2004.  Refer to Sections 12.3 and 13.5 of the MFA 
for specific terms. 

3.  Reimbursements for the design and con-
struction of all or a portion of the Arterial Street 
Improvements completed by applicants of non-
residential projects within that portion of Parcel C-1 
located east of a line 2625 feet east of the centerline 
of Boyd Lake Avenue (PVH Commercial Area) to 
serve such projects, in the event of the City’s failure 
to appropriate money for such improvements.  Refer 
to Section 6.1.5 of the PVH Agreement for specific 
terms. 

4. Reimbursements for public improve-
ments completed in connection with Development 
Projects not within the MFA Commercial Area, un-
less such public improvements are not eligible for 
reimbursement pursuant to the MFA, Section 12.3. 

Special Condition No. 19 (Parcel C-1): 

Except as provided in Special Condition No. 17 
above, the Applicant of every project within that 
portion of Parcel C-1 located east of a line 2625 feet 
east of the centerline of Boyd Lake Avenue (MFA 
Commercial Area) shall be responsible for payment 
of all applicable City development fees and use tax-
es and for satisfaction of all raw water requirements.  
Refer to Section 12.3 of the MFA for the specific 
terms. 

Special Condition No. 20 (Parcel C-1): 

Centerra Properties West, LLC and its affiliates are 
entitled to receive certain credits against City water 
system impact fees and City capital expansion fees 
for streets in connection with Development Projects 
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within that portion of Parcel C-1 located east of a 
line 2625 feet east of the centerline of Boyd Lake 
Avenue (MFA Commercial Area) pursuant to the 
terms of the MFA.  Refer to Section 12.1 of the 
MFA for the specific terms. 

SCHOOL DISTRICT 

Special Condition No. 21 (Parcel C-2):   

The Developer shall dedicate one ten (10)-acre ele-
mentary school site within Parcel C-2 to the School 
District in accordance with the requirements of  the 
School District IGA, the Municipal Code to the ex-
tent not inconsistent with the School District IGA, 
and the site selection criteria of the School District 
established by its current Master Plan.  The timing 
of the dedication shall be in accordance with the 
requirements of the Municipal Code and the School 
District IGA.  Any land dedicated for a school site, 
which land is subsequently conveyed to the Devel-
oper or others upon the School District’s determina-
tion that the land is not suitable for school purposes, 
shall remain subject to the Performance Standards 
and allowed uses for Parcel C-2 following such 
conveyance.  All land dedicated and used for school 
purposes shall remain subject to the Performance 
Standards to the extent consistent with State law. 
In accordance with an agreement between the De-
veloper and the School District, the School District 
has agreed to work in good faith with the Centerra 
DRC (or its assignee) to provide a design for the 
school on the dedicated school site generally con-
sistent with the architectural theme of the GDP, sub-
ject to budgetary constraints of the School District 
and to the final decision of the Board of Education 
of the School District. 

NOTIFICATION 
OF MINERAL 

ESTATE OWNERS 

Special Condition No.22 (Parcel C-4): 

The first application for a subdivision plat which 
includes any portion of that part of Parcel C-4 
known as the Cloverleaf West Parcel of the Grange 
Addition shall require a public hearing before the 
Planning Commission at least thirty (30) days prior 
to the administrative approval of such subdivision 
plat, for the limited purpose of hearing objections of 
mineral estate owners, as such owners are defined 
by C.R.S. §24-65.5-102(5).  Such public hearing 
shall constitute the “initial public hearing” for the 
subdivision plat application; notice thereof shall be 
given in accordance with the requirements of C.R.S. 
§24-65.5-103 and, except as required by C.R.S. 
§24-65.5-103(1.5), no further notice to mineral es-
tate owners within such subdivision plat shall be 
given.  Prior to final approval of the subdivision plat 
for which notice was given pursuant to this Special 
Condition, the Applicant shall provide the City with 
a written certification in accordance with the re-
quirements of C.R.S. §24-65.5-103.3. 

TRANSPORTATION 

Special Condition No. 23 (Parcels C-1 and C-2):  

Unless constructed by others, the Greeley and Love-
land Irrigation Canal trail underpass as shown on 
the master trail plan for the GDP shall be construct-
ed at such time as North Boyd Lake Avenue is wid-
ened at its crossing with the canal trail underpass in 
conjunction with development in Parcels C-1 and C-
2, except that portion of Parcel C-1 located east of a 
line 2625 feet east of the centerline of Boyd Lake 
Avenue.  
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Special Condition No. 24 (Parcels C-1 and C-2):  

Unless designed and constructed by others or by the 
City pursuant to the PVH Agreement, or otherwise 
approved by the City Engineer, and to the extent 
needed to comply with the ACF Regulations and 
any approved exceptions thereto, the Applicant shall 
design and construct, or cause to be designed and 
constructed at no cost to the City, the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS.  The timing, 
scope and phasing of such construction shall be de-
termined during review and approval of future De-
velopment Projects within Parcels C-1  and C-2. 

(a)  Rocky Mountain Avenue from north of 
the Union Pacific Railroad crossing to Crossroads 
Boulevard.   

(b) Kendall Parkway from Boyd Lake Ave-
nue to Rocky Mountain Avenue.   

(c) CR 24 (East 29th Street) from Rocky 
Mountain Avenue under I-25 to the north/south ma-
jor arterial roadway in Parcel A.   

(d)  Boyd Lake Avenue from CR 20C  (East 
5th Street) to CR 24E (East 37th Street).   

(e)  CR 20C (East 5th Street) from Boyd 
Lake Avenue to CR 9E (Sculptor  Drive).   

(f)  CR 9E (Sculptor Drive) from US 34 to 
State Highway 402.   

Special Condition No. 25 (Parcels C-1 and C-2):  

The Applicant shall obtain, at no cost to the City 
(except as may be reimbursable consistent with the 
adopted Capital Improvements Program), all FAA 
approvals required for the proposed extension of CR 
26 (Crossroads Boulevard) from Rocky Mountain 
Avenue to North Boyd Lake Avenue, if such exten-
sion is required as a condition of development in 
Parcels C-1 or C-2 to meet ACF Regulations and 

any approved exceptions thereto.  Written documen-
tation of such approvals shall be provided to the 
City by the Applicant prior to the approval of any 
Final Plat that includes such future street extension. 

Special Condition No. 26 (Parcel C-1): 

The following roadways shall be exempt from com-
pliance with the ACF Regulations in connection 
with the development of non-residential uses in that 
portion of Parcel C-1 located east of a line 2625 feet 
east of the centerline of Boyd Lake Avenue: 

(a)   Rocky Mountain Avenue from, but not 
including, its intersection with County Road 24 (29th 
Street), north to and including its intersection with 
Crossroads Boulevard and that portion of Cross-
roads Boulevard from its intersection with Rocky 
Mountain Avenue east to and including its intersec-
tion with the west I-25 frontage road; 

(b)   Existing portions of County Road 24E 
(37th Street) or any extension thereof west through 
its intersection with Boyd Lake Avenue; 

(c)   Existing portions of Rocky Mountain 
Avenue from County Road 24 (29th Street) south 
through its intersection with Hahn's Peak Drive; and 

(d)  Boyd Lake Avenue. 

Special Condition No. 27 (Parcel C-1): 

Except for those streets for which there is an ap-
proved exception from the ACF Regulations, Appli-
cants of non-residential projects within that portion 
of Parcel C-1 located east of a line 2625 feet east of 
the centerline of Boyd Lake Avenue (PVH Com-
mercial Area) shall be required to improve public 
street intersections adjacent to such projects to City 
standards to the extent necessary to comply with 
ACF Regulations in the operation of such intersec-
tions and, in addition, shall be responsible for de-
signing and installing all private street improve-
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ments necessary to adequately serve such projects.  
Refer to Section 6.4 of the PVH Agreement for spe-
cific terms. 

Special Condition No. 28 (Parcel C-1): 

In accordance with Section 6.4 of the PVH Agree-
ment, prior to the issuance of any building permit 
for the last twenty-five (25) acres of undeveloped 
non-residentially zoned property within Parcels B-1, 
B-2, B-4, B-6, B-7, B-9, B-10, that portion of B-11 
north of East 29th Street, B-12 and that portion of 
Parcel C-1 located within the PVH Commercial Ar-
ea (which properties exclude the PVH Property), all 
applicable ACF Regulations must be met for all 
public streets within the PVH Commercial Area 
with the exception of I-25 and its interchanges and 
US 34 and its intersections. 

Special Condition No. 29 (Parcel C-4):  

Prior to or concurrent with the approval of any De-
velopment Project or Final Plat within Parcel C-4, 
or as otherwise approved by the City Engineer, the 
owner shall dedicate, at no cost to the City, the 
right-of-way necessary for all street improvements 
either within or adjacent to said development or Fi-
nal Plat that are shown on the Transportation Plan. 

Special Condition No. 30 (Parcel C-4): 

Unless designed and constructed by others or oth-
erwise approved by the City Engineer, and to the 
extent needed to comply with the ACF Regulations 
and any approved exceptions thereto, the Applicant 
shall design and construct, or cause to be designed 
and constructed at no cost to the City, the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS.  The timing, 
scope and phasing of such construction shall be de-
termined during review and approval of future De-
velopment Projects within Parcel C-4. 

(a)   High Plains Boulevard from the north 
boundary of Parcel A-5 to US 34.   

(b)  Boyd Lake Avenue adjacent to Parcel 
C-4. 

(c)  Kendall Parkway from Boyd Lake Ave-
nue to Rocky Mountain Avenue.   

UTILITIES 

Special Condition No. 31 (Parcel C-1):  

With the exception of those improvements which 
are the responsibility of the City pursuant to the 
PVH Agreement, any existing utilities that must be 
redesigned, rearranged, relocated, upgraded or ex-
tended in connection with the development of that 
portion of Parcel C-1 located east of a line 2625 feet 
east of the centerline of Boyd Lake Avenue (PVH 
Commercial Area) shall be done at the Applicant’s 
expense unless otherwise agreed upon by the utility 
in question.  

PLANNING 

Special Condition No. 32 (Parcel C-4): 

Development of any portion of Parcel C-4 that is lo-
cated within Tract A, Savanna Second Subdivision is 
prohibited until final approval of a replat of Tract A 
which results in any new lots or tracts created therein 
being located entirely within the boundaries of the 
GDP. 
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Attachment No. 1 
To Appendix 4-1 

 
“Avigation Easement Form” 

 
AVIGATION EASEMENT 

 
WHEREAS,       (insert name of owner/owners)           (hereinafter jointly called the 

“Grantors”), are the owners in fee or contract purchasers of those certain parcels of land 
situated in the County of Larimer, State of Colorado, more particularly described and 
depicted on Exhibit “A” attached hereto, herein called (“Grantors’ Property”); 
 

WHEREAS, the CITY OF FORT COLLINS, COLORADO, a municipal corporation, 
and the CITY OF LOVELAND, COLORADO, a municipal corporation, hereinafter called 
the “Grantees”, are owners of the FORT COLLINS-LOVELAND MUNICIPAL AIRPORT, 
the legal description of which is set forth on Exhibit “B” attached hereto and incorporated 
herein by reference (the “Airport”). 

 
NOW THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other 

good and valuable consideration, the receipt and sufficiency of which is hereby 
acknowledged, the Grantors, for themselves, their heirs, administrators, executors, 
successors and assigns, do hereby grant, bargain, sell, and convey unto the Grantees, their 
successors and assigns for the use and benefit of the public, as easement and right-of-way, 
appurtenant to the Airport for the unobstructed use and passage of all Aircraft (as 
hereinafter defined) in and through the airspace above Grantors’ Property beginning at a 
height consistent with the Runway 33 Approach Profile described in the Airport Master 
Plan Update, Fort Collins-Loveland Municipal Airport, May, 1993 (the “Airport Master 
Plan”), and as further defined by FAA Regulation, Part 77. The restricted airspace as 
defined above is depicted on Exhibit “C” (“Runway 33 Approach Plan View”) and Exhibit 
“D” (“FAA Regulation, Part 77, Runway 33R Approach Profile”), said exhibits being 
attached hereto and incorporated herein by reference. 
 
 

Said easement and right-of-way shall be appurtenant to the Airport and for the 
benefit of the Grantees and their successors and assigns, guests, and invitees, including any 
and all persons, firms or corporations operating Aircraft to or from the Airport.  

 
Said easement and burden shall include all things which may be alleged to be 

incident to or resulting from the use and enjoyment of said easement, including, but not 
limited to the right to cause in all air space above or in the vicinity of the surface of 
Grantors’ Property such noise, vibrations, fume, deposits of dust or other particulate matter, 
fuel particles (which are incidental to the normal operation of said Aircraft), fear, 
interference with sleep and communication and any and all other effects that may be 
alleged to be incident to or caused by the operation of Aircraft over or in the vicinity of 
Grantors’ Property or in landing at or taking off from, or operation at or on the Airport; and 
Grantors do hereby fully waive, remise, and release any right or cause of action which they 
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may now have or which they may have in the future against Grantees, their successor and 
assigns, due to such noise vibrations, fumes, dust, fuel particles and all other effects that 
may be caused or may have been caused by the usual and customary operation of Aircraft 
landing at, or taking off from, or operating at or on the Airport, or by Aircraft landing at, 
taking off from or operating on the Airport as part of an airshow conducted as a special 
event authorized by Grantees provided that, in connection with any such airshow, the 
Grantees have developed and implemented a traffic control plan so as to avoid a material 
disruption to uses in place on the Grantors’ Property, and provided further that no aerobatic 
flights involved in such an airshow shall operate within the airspace over the Grantors’ 
Property unless the owner thereof or said owner’s agent, consents to such aerobatic flights, 
which consent may be withheld in said owner’s sole discretion. For purposes of this 
Avigation Easement, “aerobatic flight” means an intentional maneuver involving an abrupt 
change in an aircraft’s attitude, an abnormal attitude, or abnormal acceleration, not 
necessary for normal flight. 

 
The easement and right-of-way hereby granted includes the continuing right in the 

Grantees to prevent the erection or growth upon Grantors’ Property of any building,  
structure, tree, or other object within the air space easement granted hereby, and to remove 
from said air space, or at the sole option of the Grantees, as an alternative, to mark and light 
as obstructions to air navigation, any such building, structure, tree or other objects on upon, 
or which in the future may be upon Grantors’ Property, together with the right of ingress to, 
egress from, and passage over Grantors’ Property for the above purpose.  

 
The provisions of said easement shall apply to the following: 
 

(1) The current Airport facilities and the present operation of the Airport 
therein; and 
 

(2) Any expansion of, or change to, the Airport facilities or operation of the 
Airport therein which is consistent and in accordance with the City of 
Loveland Comprehensive Master Plan dated October 18, 1994, as 
currently amended, including the latest amendment thereto dated 
February 18, 2003 (the “Comprehensive Plan”) and the Airport Master 
Plan.  Comprehensive Plan” as used herein shall specifically not include 
any amendments thereto adopted by the City after February 18, 2003, 
and “Airport Master Plan” as used herein shall specifically not include 
any amendments thereto adopted by the Grantees after May, 1993. 

 
As used herein, and to the extent consistent with the Airport Master Plan, the term 

“Aircraft” shall mean any and all types of aircraft, whether now in existence or hereafter 
manufactured and developed, to include, but not be limited to, jet aircraft, propeller 
driven aircraft, civil aircraft, military aircraft, commercial aircraft, helicopters and all 
types of aircraft or vehicles now in existence or hereinafter developed, regardless of 
existing or future noise levels, for the purpose of transporting persons or property through 
the air, by whomsoever owned or operated. 
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TO HAVE AND TO HOLD said easement and right-of-way, and all rights 
appertaining thereto unto the Grantees, their successors and assigns, until said Airport shall 
be abandoned or shall cease to be used for public airport purposes, at which time the 
easement and right-of-way hereby granted shall automatically revert to Grantors, their 
successors and assigns. 
 

AND for the consideration hereinabove set forth, the Grantors, for themselves, their 
heirs, administrators, executors, successors, and assigns, do hereby agree that for and 
during the life of said easement and right-of-way, they will not hereafter erect, authorize 
the erection or growth of, or authorize to remain upon Grantors’ Property any building, 
structure, tree or other object extending into the aforesaid prohibited air space, and that 
they shall not hereafter use or authorize the use of Grantors’ Property in such a manner as 
to create electrical interference with radio communication between any installation upon 
the Airport and Aircraft, or as to make it difficult for flyers to distinguish between airport 
lights and others, or to authorize any use of the Grantors’ Property that causes a discharge 
of fumes, dust or smoke so as to impair visibility in the vicinity of the Airport or as 
otherwise to endanger the landing, taking off or maneuvering of Aircraft. Grantors 
furthermore waive all damages and claims for damages caused or alleged to be caused by 
or incidental to the prohibition of such activities. 
 

It being understood and agreed that the aforesaid covenants and agreements shall 
run with the Grantors’ Property and shall be forever binding upon the heirs, administrators, 
executors, successors and assigns of the Grantors. 
 

IN WITNESS WHEREOF, the Grantors have hereunto set their hands and seals 
this _______day of ________________, 20____. 

 
 
 
GRANTORS: 

 
 

Insert signature blocks and acknowledgements 
for owner/owners 
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Exhibit “A” 
 

Grantors’ Property 
 
 

(Insert legal description) 
 

* * * * * 
 
 

Exhibit “B” 
 

Airport Legal Description 
 

“All of the Barnstorm Second Addition to the City of Loveland, Colorado.” 
 

* * * * * 
 
 

Exhibit “C” 
 

Runway 33 Approach Plan View 
 

* * * * * 
 
 

Exhibit “D” 
 

FAA Regulation, Part 77, Runway 33R Approach Profile 
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SECTION 5 
PARCEL D 

 
5.1 INTRODUCTION 
 
Parcel D is approximately 427 acres in size and is 
comprised of Parcels E-1, E-2, F-1, F-2 and F-3 of 
the Southwest Region of the Millennium Addition, 
Parcels G-1, G-2 and G-3 of the Serial Addition, the 
Gorom Addition and the Pfeiff Annexation. 

Parcel D is located south of US 34, north of East 
First Street, and west of Boyd Lake Ave. (refer to 
Map 1 in Section 11).  The site is divided by the 
Great Western Railroad tracks, which run east and 
west through the center of the Parcel.  The Farmers 
Ditch runs diagonally through the Parcel from the 
northeast corner on the east edge to the southwest 
corner.  The Boyd Lake Outfall Ditch runs primarily 
along the eastern edge of the Parcel.  An existing 
industrial park including commercial uses and a gas 
plant is located just west of Parcel D to the north of 
the railroad tracks.  South of the railroad tracks, to 
the west of the property is the Pine Tree residential 
neighborhood.  Refer to Map 1 and Map 7 in Sec-
tion 11 for location of Parcel D. 

Parcel D presents a number of opportunities to cre-
ate better, more livable patterns of development, 
including: 

A. Provision of an integrated mix of uses including 
employment, shopping, recreational uses, edu-
cational facilities, and a variety of housing types 
allowing more people the opportunity to live, 
work, shop, and play within walkable areas. 

B. The creation of a cohesive series of pedestrian 
friendly neighborhoods linked to each other and 
to the schools, jobs, and services in this Parcel 
and adjacent areas. 

C. Building neighborhoods with identity defined 
by edges, entry features, streetscape treatments, 

architectural compatibility, centers and/or other 
unique design elements. 

5.2 LAND USE INFORMATION 

5.2.1 Existing Land Uses 

Portions of Parcel D have been approved for resi-
dential, commercial and retail uses, and the remain-
der is in agricultural use or is vacant.  The existing 
agricultural uses shall continue to be allowed as le-
gal non-conforming uses within this parcel. 

Upon development, any remaining above ground 
storage tanks, oil drums, gas cans, tractor / automo-
bile batteries, or containers of pesticides / herbicides 
are to be removed from the site and disposed of off-
site in accordance with applicable rules and regula-
tions. 

5.2.2 Proposed Land Uses 

The land use categories for Parcel D include: Insti-
tutional/Civic/Public Uses, Light Commercial Uses, 
Light Industrial Uses, Heavy Commercial Uses and 
Heavy Industrial Uses (with a maximum of 
1,700,000 gross square feet), Residential Uses (not 
in an MUN) Parks and Open Space Uses, and 
MUNs (with a maximum of 1,744 Dwelling Units). 

Refer to Section 1.3 for a detailed list of the specific 
uses within each land use category, and the Land 
Use Legend on Map 7 in Section 11 for the identifi-
cation of each land use category as either a Use-by-
Right or a Special Review Use.  Section 12 contains 
the review processes applicable to such uses.    
Please refer to Section 12.1.2 and General Condition 
No. 12 for information on addresses the ability to 
increase the number of Dwelling Units. 

A Context Diagram is required for Development 
Projects within ¼ of a mile of US 34 for the purpose 
of illustrating that commercial uses are planned as a 
cohesive center(s) with coordinated access, circula-
tion, signage, architecture, and landscape treatment.  
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Small, highway frontage parcels planned and devel-
oped independently as a “strip” (“strip” being de-
scribed as individual Lots developed with uncoordi-
nated access and circulation, competing and garish 
signage, unrestricted “franchise” architecture, and 
minimal, inconsistent landscaping) will not be al-
lowed.  Refer to Section 6 for information on Con-
text Diagram requirements. 

5.2.3 Density 

Density information for Residential Uses is provid-
ed on Map 7 in Section 11 and in Sections 9 and 10. 

5.3 CIRCULATION  

5.3.1 Site Access 

Subject to City approval of specific Development 
Projects, primary access to the site will be from US 
34.  Additional access points will be from East First 
Street on the south and Boyd Lake Avenue / County 
Road 9E on the east. 

5.3.2 Internal Circulation 

An appropriate network and hierarchy of transporta-
tion ways will be provided for automobiles, pedes-
trians, bicyclists, and public transportation.  Refer to 
Section 7 of the Site Planning Criteria for detailed 
circulation information. 

The Conceptual Amenity Map (Map 2 in Section 
11) illustrates a proposed trail system.  Although not 
all buffer/ open space areas have trails shown on 
this map, they will be allowed if determined appro-
priate in the applicable ESAR.  

Details on any proposed trail system shall be pro-
vided with applications for Preliminary Plats and/or 
Final Plat review or applications for building per-
mits.  

5.4 PUBLIC AND PRIVATE UTILITIES 

The following subsections indicate the utility pro-
viders currently available to provide services to Par-
cel D.  The provision of services by other utility 
providers will be determined at the time of devel-
opment. 

5.4.1 Water and Sewer 

The City will provide water and sewer service.  An 
existing waterline is located along Denver Avenue 
to the west, and will be extended to serve this prop-
erty.  Additionally, future water lines along Boyd 
Lake Avenue could be extended to the site.  A fu-
ture sewer main will be located along East First 
Street, along County Road 9E and Boyd Lake Ave-
nue.  An extension from those lines will serve this 
property.  Details of services will be worked out at 
time of Preliminary Plat or building permit, as ap-
plicable. 

5.4.2 Storm Drainage  

Detention shall either be provided on-site or in re-
gional detention ponds.  

5.4.3 Electric   

The City’s Water and Power Department will pro-
vide electricity.  A 600 amp feeder is located along 
the south side of US 34.  200amp underground 
feeders are located along East 11th Street and East 
13th Street along the west boundary.  In addition, a 
200 amp underground feeder is proposed to be lo-
cated at the southwest corner of the site with con-
struction of the adjacent Pine Tree development. 

All new electric distribution for single family and 
two family Lots will be front lot underground con-
struction, unless otherwise accepted by the Light 
and Water Department. 
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5.4.4 Natural Gas   

It is presently anticipated that Xcel Energy Compa-
ny will provide natural gas.  

5.4.5 Telephone  

It is presently anticipated that Qwest Communica-
tions will provide telephone and telecommunica-
tions services.  

5.4.6 Irrigation Ditches  

There are two existing irrigation ditches on the 
property – the Farmers Ditch and the Boyd Lake 
Outlet Ditch. The existing ditches will be main-
tained in place, boxed, lined and/or re-aligned as 
necessary.  If any realignment or improvement is 
proposed to any portion of either of these irrigation 
ditches, the appropriate ditch company will be con-
tacted for approval.  A copy of a letter from the 
ditch company shall be submitted to the City prior 
to any approval that directly impacts the ditch.  Irri-
gation ditches may be used as a raw water supply 
for irrigation of open space areas. 

5.4.7 Railroads 

The Great Western Railroad tracks divide the nor-
therly 187± acres of Parcel D from the remainder of 
the site (See Map 7 in Section 11).  Residential de-
velopment in Parcel D adjacent to the railroad right-
of-way shall be subject to the following require-
ments: 

A.  In order to mitigate railroad noise and vibration, 
the Applicant shall provide a bufferyard between  
Buildings for residential occupancy on lots in Parcel 
D and the railroad right-of-way in accordance with 
the requirements set forth in Section 15, Appendix 
A of the GDP.  

B. For the purpose of mitigating railroad horn noise, 
Buildings for residential occupancy on lots adjacent 
to the railroad right-of-way are subject to the appli-
cable setbacks which are depicted on Map 7 in Sec-
tion 11 of the GDP.    

See also Special Conditions No. 3 and 4 in Appen-
dix 5-1. 

5.5   NATURAL AREAS 

Any Environmentally Sensitive Areas within Parcel 
D have been identified in an ESAR.  The ESARs 
applicable to Parcel D are provided in Section 14 of 
the GDP. 

For Parcels D-1 through D-8, please refer to the 
ESAR prepared by Cedar Creek Associates dated 
January, 1999. 

For Parcel D-9, please refer to the ESAR prepared 
by Ecological Resource Consultants dated June 13, 
2005. 

For Parcel D-10, please refer to the Environmentally 
Sensitive Areas Report prepared by Ecological Re-
sources Consultants dated April 17, 2017. 

5.6  ARCHITECTURAL CONCEPTS 

Descriptions of architectural elements for Immediate 
Neighborhoods housing types are included in Sec-
tion 9, MUNs. 
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5.7  TYPICAL RESIDENTIAL NEIGHBOR-
HOOD LAYOUTS 

Typical residential neighborhood layout information 
is included in Map 10 of the GDP drawing set.  

5.8  LANDFORM MODIFICATION 

Parcel D is relatively flat. Landform modification 
will occur in order to create visual interest through-
out the site, to provide screening as necessary, 
and/or to provide for proper management of drain-
age.  On-site drainage will be primarily directed 
eastward towards the Boyd Lake Outlet Ditch.   

Refer to the Conceptual Utility/Grading Map (Map 
3 in Section 11), as well as Sections 6.11 and 6.17 
for additional grading information. 

Refer to the Conceptual Utility/Grading Map, in-
cluded in the GDP, for additional grading infor-
mation 

5.9  DEVELOPMENT CONDITIONS 

Development within Parcel D shall be subject to the 
applicable General Conditions in Appendix 1-1 of 
Section 1 and the applicable Performance Standards 
in Sections 6 through 10. 

Development within Parcel D shall also be subject 
to the applicable Special Conditions in Appendix 5-
1 attached to this Section 5 and incorporated herein 
by this reference. 
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APPENDIX 5-1 

SPECIAL CONDITIONS FOR 
PARCEL D 

FEES/CREDITS/REIMBURSEMENTS 

Special Condition No. 1 (Parcels D-1 through D-
10):  

With the exception of the local street segment as 
defined in LCUASS, all streets that are included in 
the adopted version of the City’s Transportation 
Capital Improvement Plan, as part of the Transpor-
tation Plan (“CIP”), shall be deemed part of the 
City’s street capital expansion fee system and eligi-
ble for street CEF reimbursement consistent with 
City policy, which City policy presently designates 
only those streets classified as arterial or above as 
part of such CIP system and eligible for reimburse-
ment.  To the extent the Developer, as a condition of 
the development of Parcels D-1 through D-10, has 
designed and/or constructed, or caused to be de-
signed and constructed, improvements to such 
streets, it shall be entitled to a reimbursement there-
for but such reimbursement shall be in an amount 
equal to the costs incurred by or on behalf of the 
Developer in the design and construction of such 
streets (including the cost of off-site easement ac-
quisition), plus interest at the average rate received 
by the City on its investments over the twelve (12)-
month period preceding the date such interest com-
mences to accrue, compounded annually and accru-
ing from the date of completion and acceptance of 
the eligible improvement to the date reimbursement 
has been made.  The Developer shall be reimbursed 
an amount equal to eighty percent (80%) of each  
applicable street CEF actually paid by any person or 
entity other than the City for each building permit 
within all projects in the GDP, and such reimburse-
ment shall continue to apply until the Developer has 
received reimbursements in an amount equal to the 
total cost, as calculated above, of those eligible 
streets designed and constructed, or caused to be 

designed and constructed, by the Developer.  The 
remaining twenty percent (20%) of each applicable 
street CEF paid at building permit issuance may be 
used by the City to fund capital transportation costs 
in other areas of the City, as it deems appropriate.  
Reimbursements shall be made by the City to the 
Developer on a quarterly basis.  Notwithstanding 
the foregoing, the Developer shall not be entitled to 
any reimbursement from the City under this Special 
Condition for those “Public Improvements” which 
are not eligible for reimbursement from the City 
under Section 12.3 of the MFA. 

PLANNING 

Special Condition No.2 (Parcel D-9 and D-10): 

Prior to any site disturbance or development activi-
ties on Parcel D-9, a detailed ESAR shall be con-
ducted to determine the exact extent of Environmen-
tally Sensitive Areas and potential buffer zones to 
protect such natural resources. 

RAILROAD 

Special Condition No. 3 (Parcel D): 

The Applicant shall provide a bufferyard between  
Buildings for residential occupancy on lots in Parcel 
D and the Great Western Railroad right-of-way in 
accordance with the requirements set forth in Sec-
tion 15, Appendix A of the GDP. 

 Special Condition No. 4 (Parcel D): 

Buildings for residential occupancy on lots in Parcel 
D that are adjacent to the Great Western Railroad 
tracks shall be subject to the applicable setbacks 
which are depicted on Map 7 in Section 11 of the 
GDP, for the purpose of mitigating railroad horn 
noise. 
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Special Condition No. 5 (Parcels D-4, D-5, D-6, D-
8, D-9 and D-10): 

The Great Western Railroad tracks divide the nor-
therly 187 acres of Parcel D from the remainder of 
Parcel D.  Residents adjacent to such railroad tracks 
may experience noise and vibration effects resulting 
from the passage of trains on such tracks in close 
proximity to adjacent Lots.  A notice reciting the 
above-stated potential impacts from such railroad 
tracks shall be placed on each subdivision plat 
which includes any portion of Parcels D-4, D-5, D-
6, D-8, D-9 and D-10 within 500 feet of the railroad 
right-of-way. 

TRANSPORTATION 

Special Condition No. 6 (Parcel D):  

Unless constructed by others or otherwise approved 
by the City Engineer, the Applicant is responsible 
for designing and constructing, or causing the de-
sign and construction of at no cost to the City, a col-
lector street connection from the east boundary of 
Parcel D of the GDP, across the Boyd Lake Outlet 
Canal, and extending off-site through the property 
legally described on Attachment 1 to this Appendix 
5-1 to connect to Mountain Lion Drive. The timing 
and detailed scope of the improvements shall be 
established by the Applicant and the City Transpor-
tation Engineering Division concurrently with the 
submittal and review of the Development Projects 
for the various phases in Parcel D. 

Special Condition No. 7 (Parcel D):  

To the extent that street and/or trail crossings of the 
existing railroads are required as a condition of a 
Development Project within Parcel D to meet the 
ACF Regulations and any approved exceptions 
thereto or other applicable Municipal Code require-
ments, the City shall be responsible for processing 
the requests for the State Public Utilities Commis-

sion approval of such crossings, and the Applicant 
shall be responsible for the payment of the City’s 
reasonable costs incurred therefor, including reason-
able attorney’s fees. 

Special Condition No. 8 (Parcel D):  

Unless designed and constructed by others or by the 
City pursuant to the PVH Agreement, or otherwise 
approved by the City Engineer, and to the extent 
needed to comply with the ACF Regulations and 
any approved exceptions thereto, the Applicant shall 
design and construct, or cause to be designed and 
constructed at no cost to the City, the following 
street improvements to the standards required by the 
Transportation Plan and LCUASS.  The timing, 
scope and phasing of such construction shall be de-
termined during review and approval of future De-
velopment Projects within Parcels D-1 through D-
10. 

 (a)  Rocky Mountain Avenue from north of 
the Union Pacific Railroad crossing to Crossroads 
Boulevard.   

(b) Kendall Parkway from Boyd Lake Ave-
nue to Rocky Mountain Avenue.   

(c) CR 24 (East 29th Street) from Rocky 
Mountain Avenue under I-25 to the north/south ma-
jor arterial roadway in Parcel A.   

(d)  Boyd Lake Avenue from CR 20C (East 
5th Street) to CR 24E (East 37th Street).   

(e)  CR 20C (East 5th Street) from Boyd 
Lake Avenue to CR 9E (Sculptor  Drive).   

(f)  CR 9E (Sculptor Drive) from US 34 to 
State Highway 402.   
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Special Condition No. 9 (Parcel D-10): 

Unless designed and constructed by others or oth-
erwise approved by the City Engineer, and to the 
extent needed to comply with the ACF Regulations 
and any approved exceptions thereto, the Applicant 
shall design and construct, or cause to be designed 
and constructed at no cost to the City, the following 
street improvements to the standards required by 
the Transportation Plan and LCUASS.  The timing, 
scope and phasing of such construction shall be 
determined during review and approval of future 
Development Projects within Parcel D-10. 

(a)  Boyd Lake Avenue as a four lane arterial ad-
jacent to Parcel D-10. 

(b)  South Access, northbound left turn lane for 
the south access to Parcel D-10 from Boyd Lake 
Avenue 

Special Condition No. 10 (Parcel D-10): 

The first Development Project within Parcel D-
10 shall dedicate right-of-way for a future 
street connection to Lot 2, Pfeiff Minor Land 
Division, File No. 15-S3349 as recorded at Re-
ception No. 20160026252, County of Larimer, 
State of Colorado. 

WATER AND SEWER 

Special Condition No. 11 (Parcel D-10) 

Unless designed and constructed by others, 
concurrent with the approval of any Develop-
ment Project of Final Plat, the Developer shall 
design and construct, or cause to be designed 
and constructed at no cost to the City, the fol-
lowing water improvements to City standards: 

(a) A water main loop from the existing 
24” line in Boyd Lake Avenue to the 

existing 16” line located west of Boyd 
Lake Outlet Canal.  

Special Condition No. 12 (Parcel D-10): 

Pursuant to that “Reimbursement Agreement” 
recorded at Reception No. 2004-0093504 in the 
Larimer County Records, Larimer County Par-
cel No. 85170-00-002 was subjected to reim-
bursement obligations to the City of Loveland 
for the East Side Interceptor and Boyd Lake 
Ave. 24” Waterline (the “Total Reimbursement 
Amount”).  Such parcel was thereafter platted 
as the Pfeiff Minor Land Division File No. #15-
S3349, Larimer County, Colorado (the “Pfeiff 
MLD”).  Parcel D-10, which is Lot 1 of the 
Pfeiff MLD (Parcel No. 85171-12-001) and 
which constitutes 44% of the total acreage of 
the Pfeiff MLD, shall be subject to a reim-
bursement obligation equal to 44% of the Total 
Reimbursement Amount. The owner of Parcel 
D-10 shall be responsible for payment to the 
City of Loveland of 44% of the Total Reim-
bursement Amount at the time that a water or 
sewer service line or extension which services 
all of any of Parcel D-10 is installed, and shall 
have no obligation to reimburse the City of 
Loveland any portion of the remaining 56% of 
the Total Reimbursement Amount. 

 



Attachment 1 
To Appendix 5-1 

Special Conditions for Parcel D 
 

MOUNTAIN LION DRIVE EXTENSION 
 
A TRACT OF LAND SITUATE IN THE NORTH HALF OF SECTION 17, 
TOWNSHIP 5 NORTH, RANGE 68 WEST, OF THE 6TH P.M.; CITY OF 
LOVELAND, COUNTY OF LARIMER, STATE OF COLORADO; BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE NORTH QUARTER CORNER OF SAID SECTION 17 
SAID POINT BEING MARKED BY A 3 ¼” ALUMINUM CAP IN RANGE BOX 
STAMPED L.S. 16425; AND CONSIDERING THE EAST LINE OF THE 
NORTHEAST QUARTER OF THE NORTHWEST QUARTER TO HAVE A 
BEARING OF S00°31’12”W (NORTH SIXTEENTH CORNER BEING MARKED 
BY A 2” ALUMINUM CAP STAMPED L.S. 25619), AS SHOWN ON THE FINAL 
PLAT OF MILLENNIUM SW THIRD SUDIVISION, RECORDED SEPTEMBER 15, 
2004 AT RECEPTION NO. 2004-0091183, WITH ALL OTHER BEARINGS 
RELATIVE THERETO; 
 
THENCE ALONG SAID EAST LINE, S00°31'12"W, 472.51 FEET TO THE POINT 
OF BEGINNING; 
THENCE N53°24'40"E, 41.16 FEET; 
THENCE 204.33 FEET ALONG THE ARC OF A CURVE TO THE RIGHT, 
HAVING A RADIUS OF 640.00 FEET, A CENTRAL ANGLE OF 18°17'32", AND A 
CHORD WHICH BEARS N62°33'26"E, 203.46 FEET TO A POINT ON THE 
WESTERLY BOUNDARY LINE OF LOT 4 BLOCK 1 THOMPSON FIRST 
SUBDIVISION; 
THENCE ALONG SAID WESTERLY BOUNDARY LINE, S00°15'20"E, 84.78 
FEET; 
THENCE 152.52 FEET ALONG THE ARC OF A NON-TANGENT CURVE TO THE 
LEFT, HAVING A RADIUS OF 560.00 FEET, A CENTRAL ANGLE OF 15°36'16", 
AND A CHORD WHICH BEARS S61°12'48"W, 152.04 FEET; 
THENCE S53°24'40"W, 101.68 FEET TO THE NORTHEASTERLY CORNER OF 
OUTLOT 7 MILLENNIUM SW THIRD SUBDIVISION; 
THENCE ALONG THE EASTERLY BOUNDARY LINE OF MILENNIUM SW 
THIRD SUBDIVISION, N29°27'50"W, 80.62 FEET; 
THENCE N53°24'40"E, 50.52 FEET TO THE POINT OF BEGINNING. 
 
SAID PARCEL CONTAINS 0.51 ACRES (22,010 SQUARE FEET). 
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SECTION 6 
NON-RESIDENTIAL SITE PLANNING 

CRITERIA 
 
6.1 SITE LAYOUT 
 
Site design and land planning are critical elements 
in development of the GDP. Proposed Develop-
ment Projects will be evaluated for compliance 
with the site planning criteria of this section. 
 
These standards shall apply to Development Pro-
jects within the GDP unless they are in conflict 
with standards in Section 9 (MUN) or Section 10 
(Residential). 
 
6.2 BOUNDARIES/RIGHTS-OF-WAY/ 

EASEMENTS 
 
Building permit site plans shall show existing 
property boundaries, rights-of-way and easements. 
Buildings and/or structures shall in no case extend 
into public rights-of-way or easements, or beyond 
its property boundary line.  
 
Elements which may be allowed within an ease-
ment include:  Trees, shrubbery, landscaping, re-
taining walls or other landscape features, berms, 
fences or walls, driveways, sidewalks, permitted 
signs, eaves that do not project more than 2½ feet 
into the easement, site furnishings, utility lines, 
wires and associated structures, such as power and 
light poles, provided that there are no conflicts 
between utilities within easements.  Development 
Projects shall demonstrate that there are no con-
flicts between utilities and proposed landscape 
elements, signs, fences and walls.  Landscape 
plans shall illustrate proposed and existing utili-
ties.  
 
Within any tree-lawn area, easement or street cen-
ter median(s), trees shall not be planted within 10 
feet of water, sanitary or storm main lines or with-
in 5 feet of primary electrical lines, nor shall 
shrubs be planted within 5 feet of water, sanitary 
or storm main lines, unless otherwise approved by 
the utility provider.   Offsets are not required from 
private utility service lines. 

Elements allowed within a public right-of-way 
include: All of the elements allowed within an 
easement, except the following items: fences or 
walls, retaining walls, eaves of buildings, signs 
(except regulatory signs), berms, required buffer-
yards, and site furnishings unless otherwise ap-
proved by the Director. 
 
6.3 SETBACKS 
 
The Building and parking Setbacks have been de-
signed to reflect the suburban character of this area 
and to establish a consistent street character. In 
general, the most generous Setbacks are along the 
perimeter and along the internal arterial roads 
within the non-residential areas. In a Mixed Use 
Village Center, Setbacks are reduced to allow for 
compact development and increased pedestrian 
connectivity. 
 
See Table 6-1 for minimum Building and parking 
Setbacks.  In some cases, in order to comply with 
the bufferyard requirements, increased Setbacks 
may be necessary. 
  
A. Features allowed within Setbacks. The fol-

lowing features may be located within re-
quired Setbacks, subject to the Building Code 
(see also the City’s Bufferyard Standards for 
features allowed within bufferyards):  

 
1. Trees, shrubbery or other landscape fea-

tures; 
2. Fences or walls that comply with the 

Municipal Code;  
3. Driveways which cross the setback; 
4. Sidewalks and or trails;  
5. Signs, subject to permit approval; 
6. Bay windows, architectural design embel-

lishments;  
7. Eaves that do not project more than 2½ 

feet into the required setback;  
8. Chimneys, flues and ventilating ducts that 

do not project more than two feet into a 
required Setback and when placed so as 
not to obstruct light and ventilation; 

8. Utility lines, wires and associated struc-
tures, such as power and lights; 
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9. Refer to Section 7.13 for further re-
strictions within sight triangles; 

10. Refer to Appendix A for further re-
strictions within bufferyards. 

 
 

Table 6-1 Minimum Setbacks 
 

 

 MINIMUM SETBACKS FROM 
Land Use Side & 

Back 
Property 

Line 

I-25 & 
US 34 

 

Arterial 
Street 
ROW 

Collector 
Street 
ROW 

Local 
Street 
ROW  

Alley 
ROW 

Private 
Road 

(back of 
curb) 

Between 
Buildings 

Mixed 
Use  
Village 
Center 

0’ 
** 

I-25 -  
80’ 

from 
ROW, 

 
US 34 
per 34 
Corr. 

Plan^^ 

15’ 0’ 
 

0’ 
 

0’ 0’ 0’ 
 

All Other 
Areas 

Struct - 
15’, 

Pkg – 10’ 
**, ***,  

++, 
^ 

I-25 - 
80’ 

from 
ROW, 

 
US 34 - 
per 34 
Corr. 

Plan^^ 

40’ 25’+ 25’+ Struct -
10’, 

Pkg – 0’ 

20’ 6’ Be-
tween 
Eaves 

Notes: 
 ** 25’ minimum adjacent to Single Family Detached and Single Family Attached buildings with two 
dwellings (excludes Single Family Attached buildings with three or more dwellings) Residential Uses. 
     ***     If the adjacent land use is similar or compatible, a 0 foot side Setback shall be allowed on  
                one or more sides where common walls between uses exist. 

+ 25’ Setback shall be measured from the back of sidewalk in areas where the right-of-way line is 
located at the curb of the street. This does not apply to meandering sidewalks. 

++ If a side or back property line is located along a public ROW, the ROW Setback is applied. 
^ Parking areas which incorporate Shared Parking and/or driveways are excluded from the Setback 

requirement along the edge(s) of the property where this condition occurs. 
^^     Refer to Section 6.11.3 of this GDP and the US 34 Corridor Plan for setbacks requirements along 

US 34 east of I-25. 
General Note: A 0’ Lot line Setback will be allowed for all uses where the Setback and bufferyards are 
provided within an abutting Tract, Outlot or similar. 
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6.4 BUILDING AND STRUCTURE 

HEIGHTS  
 
Maximum heights for buildings and structures are 
listed in Table 6-2.   
 
If approved by the City and the Centerra DRC, 
Building Heights (provided in Table 6-2) may be 
increased by a maximum of 10 feet if architectural 
detailing is provided in order to increase the aes-
thetic character of the façade.  This additional 
height for the parapet, at corners and at other ma-
jor Building elements, must not impact other 
Buildings or structures with shading and may be 
approved administratively by the Director, subject 
to approval by the Centerra DRC. 
 
Structures that impede the use of Fire Department 
radios must install an antenna system within the 
structure.  Loveland Fire and Rescue Department 
will determine the specifications and Buildings 
requiring the antenna system, unless otherwise 
approved. 
 
Large or high-rise structures may be required to 
have a fire control room.  This room will contain 
the control panels for the alarm system, fire extin-
guishing system, HVAC system, smoke control 
system or any other system as determined by 
Loveland Fire and Rescue Department.  The Love-
land Fire and Rescue Department will determine 
the requirements of the fire control room and 
Buildings requiring the fire control room. 

 
High-rise structures may be required to have a fire 
department telephone system separate from the 
regular telephone system.  Loveland Fire and Res-
cue Department will determine the requirements 
for the telephone system and Buildings requiring 
the system. 
 
6.5 SHADOW AND SHADING ANALYSIS 
 
Buildings or structures greater than fifty-five (55) 
feet in  Height  shall  be designed  so as  not  to 
have substantial adverse impact on the distribution 
of natural and artificial light on adjacent public 
and private  property.   Adverse impacts include, 
but are not limited to, casting shadows on adjacent 
property sufficient to preclude the functional use 
of solar energy technology, contributing to the 
accumulation of snow and ice during the winter on 
adjacent property, and shading of windows or gar-
dens for more than three (3) months a year.  Tech-
niques to reduce the shadow impact of a Building 
may include, but are not limited to, repositioning 
of a structure on the lot, increasing the Setbacks, 
reducing Building or structure mass or redesigning 
a Building or structure shape. 
 
Submittal Requirements: Developments proposing 
Building Heights in excess of fifty-five (55) feet 
shall include a shadow analysis that indicates on 
the project site plan the location of all shadows 
cast by the Building or structure (with associated 
dates of the year). 

 
Table 6-2 Building and Structure Heights 

 
Land Use Maximum Height of 

Buildings and Structures* 
Light & Heavy Commercial** 55 feet ** 
Institutional/Civic/Public  90 feet 
Light and Heavy Industrial 45 feet 
Notes: 
*Building Heights are subject to height restrictions as defined by the applicable Special Conditions. 
 
**   -Hospital Uses are allowed a maximum Building Height of 90 feet; 
       -Office Uses are allowed a maximum Building Height of 85 feet; 
       -Hotel Uses are allowed a maximum Building Height of 120 feet 
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Table 6-3 Open Space Requirements 
 

Land Use Minimum % Private Open Space 
 Required* 

Light & Heavy Commercial 20% 
Institutional/Civic/Public  30% 
Light and Heavy Industrial 20% 
Notes: 
The percentages listed for minimum Private Open Space may be ad-
justed administratively up to 10% as long as the intent of  the GDP is 
respected. 
 
*Private Open Space requirements for Mixed Use Village Centers  may 
be reduced. The core of the Mixed Use Village Center will be allowed 
0% Open Space, and more Open Space is required as density of the 
Mixed Use Village Center feathers out. 10% Open Space is required for 
Multi-Family Dwellings within Mixed Use Village Centers, unless 
located within ¼ mile of another existing or planned Common Open 
Space area. 

 
 
Buildings shall be, to the extent practical, located 
and designed so as not to cast a shadow onto struc-
tures within the site or on adjacent property greater 
than the shadow which would be cast by a thirty-foot 
hypothetical wall located along the property lines of 
the development between the hours of 9:00 am and 
3:00 p.m., MST on December 21. 
 
6.6 OPEN SPACE REQUIREMENTS 
 
The minimum Private Open Space requirement for 
each Lot is indicated in Table 6-3, Open Space Re-
quirements.  
 
A minimum of 85% of the area defined as Private 
Open Space shall be vegetated landscaped areas. The 
intent is to create spaces which can be seen, used 
and enjoyed by people, whether on foot or in a vehi-
cle.  (See also Section  6.13 and 6.15).  
 
An implementation plan shall be submitted for non-
irrigated landscape areas describing how and when 
the non-irrigated areas will be established. Non-
irrigated landscaping shall be established within a 3 
year timeframe. Financial security, in a form and 
amount that is acceptable to the City in accordance 
with the Municipal Code, shall be provided to ensure 
seed establishment. In the event that the Centerra 
Metropolitan District No. 1 installs such landscap-
ing, the financial security shall be in accordance 
with Section 4.3 of the MFA.  

The Private Open Space requirement for an individ-
ual Lot may be reduced by 5% (for example, reduce 
requirements from 20% to 15%) where a Lot abuts 
public or Common Open Space or a golf course, if a 
minimum of one-third of the Lot’s total perimeter 
length is immediately adjacent to the public or 
Common Open Space.  The public or Common 
Open Space area which the Lot abuts, must also 
have an average width of 30’ along the Lots edge in 
order for the reduction to be applied.  
 
Private Open Space requirements for individual Lots 
within a Planned Retail Center and campuses may be 
reduced (if approved by the Centerra DRC and 
City), provided that the total percentage of Open 
Space within the center or campus meets the re-
quirements of the GDP.  
 
The Open space reductions described above can be 
reviewed and approved administratively by the Di-
rector. 
 
6.7 ALLOWABLE OPEN SPACE 

 ELEMENTS 
 
Open space elements that may be included for the 
purpose of calculating Open Space in non-residential 
areas include:  
A. Open Space areas shall be a minimum 85% 

vegetated with living plant material unless oth-
erwise approved by the City; 
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B. Pedestrian plazas and entry courts, patios, out-
door gathering spaces (unenclosed amphithea-
ters); 

 
C. Pedestrian/transit facilities where they represent 

a bus stop area (smaller than 500 square feet); 
 
D. Sidewalks, trails, seating areas, fountains, 

pools, and information/exhibit kiosks; 
 
E. Passive and active recreation areas; 
 
F. Environmentally Sensitive Areas and associated 

buffers; 
 
G. Detention areas, drainages, wetland water quali-

ty areas, ponds and irrigation ditches; 
 
H. Landscaped areas planted with living plant ma-

terial.  Landscape materials shall be planted at a 
density that will cover mulch beds within a 3-
year period; 

 
I. Turf areas; 
 
J. Other similar uses as approved by the City. 
 
6.8 LAND USE COMPATIBILITY 
 
The purpose of this section is to ensure that the 
physical and operational characteristics of proposed 
Buildings and uses are compatible when considered 
within the context of the surrounding area. 
 
6.8.1 Outdoor Storage Areas/Mechanical 

Equipment 
 
No areas for Outdoor Storage, trash collection or 
compaction, loading or other such uses shall be lo-
cated within the Setback areas. 
 
Loading docks, truck parking, Outdoor Storage,  
Outdoor Storage, Recreational Vehicles, Boats, and 
Trucks, utility meters, HVAC and other mechanical 
equipment, trash collection, trash compaction and 
other service functions shall be located and screened 
(per Sections 6.20, 6.21, 6.22 and 6.23) so that the 
visual and acoustic impacts of these functions are 
contained and out of view from public streets, public 

sidewalks, trails, and from dissimilar adjacent land 
uses. 
 
6.8.2 Noise 
 
Uses shall comply with the noise standards within 
the Municipal Code. 
 
A. Where Outdoor Storage, loading areas and oth-

er similar uses are proposed adjacent to Resi-
dential Uses, the Applicant shall prepare and 
submit a noise study or memorandum identify-
ing projected noise levels. 

 
B. Noise issues can be mitigated using some or all 

of the following techniques: increased Setback, 
berming, solid fencing/walls, or landscaping. In 
some cases, landscaping alone is not sufficient 
to mitigate noise issues. In these instances, 
landscaping must be used in combination with 
some of the other techniques listed above. 

 
6.8.3 Bufferyards 
 
Bufferyards shall be constructed to mitigate prob-
lems associated with noise, odor, glare, dust, smoke, 
pollution, water vapor, conflicting land uses and 
density, height, mass, layout of adjacent uses, loss of 
privacy, unsightly views and other potential negative 
effects of development.  
 
Bufferyards are not required in Mixed Use Vil-
lage Centers. 
 
Bufferyards shall be located on the outer perimeter 
of a Lot, extending to the Lot boundary line. Buffer-
yards shall not be located on any portion of an exist-
ing or dedicated public right-of-way, except as per-
mitted by the City’s Site Development Performance 
Standards and Guidelines. 
 
Refer to Appendix A for the City of Loveland Site 
Performance Standards and Guidelines for detailed 
bufferyard performance standards. Bufferyards with-
in this GDP shall comply with the City’s bufferyard 
standards, as amended, unless otherwise approved. 
Alternatives to the requirements for bufferyard 
types, Setbacks and plant material quantities shall be 
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allowed subject to review and approval by the Direc-
tor as stated within the bufferyard guidelines.  
 
6.9 VIEW CORRIDORS  
 
Views to the attractive natural surroundings, such as 
Equalizer Lake, Houts Reservoir, and the Rocky 
Mountain backdrop, as well as distinctive on-site 
features, including park areas, open space and natu-
ral areas are amenities to be shared by all. Preserving 
view opportunities of these features from Open 
Space corridors, building entries, and interior spaces 
is encouraged. Owners and Applicants are encour-
aged to emphasize these key natural features by re-
flecting them in their individual developments.  
 
A. Where possible, create view corridors by align-

ing roads, driveways, Open Space corridors, 
building entries, and pedestrian walkways to 
preserve and take advantage of available views.  

 
B. Protect significant views to the attractive natu-

ral surroundings. 
 
6.10 RETAIL SITE AMENITIES AND DRIVE 

THROUGH FACILITIES 
 
6.10.1 Retail Site Amenities 
 
Each Planned Retail Center shall contribute to the 
enhancement of community and public spaces by 
providing at least two (2) of the following: 
 

1. Patio/seating area/outdoor dining; 
2. Pedestrian plaza with benches; 
3. Transportation center/bus stop; 
4. Window-shopping walkway; 
5. Outdoor playground area; 
6. Kiosk area; 
7. Water feature/work of art; 
8. Floral displays, flower pots or hanging 

flower baskets. 
 
 
6.10.2 Drive-Through Facilities 
 
Buildings with drive-through facilities, such as 
banks and fast food restaurants, shall be oriented in 
order to reduce the visibility of the drive-through 
window(s) from the dominant abutting public street. 

Drive-through lanes and driveways are subject to 
parking lot screening requirements. (see Section 
6.17). 
 
6.11 US 34, I-25 AND MULTI-PHASED 

CAMPUS-STYLE DEVELOPMENT 
DESIGN CONSIDERATIONS 

 
6.11.1 Policy 
 
This GDP will have a significant presence along 
both US 34 and I-25.  The intent of this section is to 
ensure that development located adjacent to either 
US 34 and I-25 and multi-phased campus-style de-
velopment projects of 50 acres in size or larger are 
planned cohesively with visual quality and con-
sistency in mind. 
 
6.11.2 Context Diagram 
 
Development Projects located within ¼ mile of ei-
ther I-25 or US 34 right-of-way, Development Pro-
jects including a Mixed Use Village Center and mul-
ti-phased campus-style development projects of 50 
acres in size or larger, shall include a Context Dia-
gram (or reference an existing Context Diagram 
provided with an earlier application).  The purpose 
of the Context Diagram is to illustrate how the pro-
ject will contribute to the make-up of the roadway 
frontage, to illustrate that land uses are planned as 
cohesive center(s) with coordinated access, circula-
tion, signage locations and landscape treatments. 
The Applicant shall submit for review by the City, in 
conjunction with the plat review process, a possible 
configuration (or alternative configurations) of the 
land within 500 feet of the Development Project, 
(excluding land that is not a part of the GDP and 
land which is not within a ¼ mile of I-25 or US 34).   
 
The Context Diagram for Development Projects 
within ¼ mile of either I-25 or US 34 right-of-way 
shall include the following: 
A. Potential land uses and existing land uses; 
 
B. Pedestrian and vehicular circulation patterns; 
 
C. Open Space areas; 
 
D. Landscape standards; 
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E. Conceptual drainage and utility systems; 
 
F. Conceptual location of ground mounted project 

signs; 
 
G. Other general planning considerations within 

500’ of the proposed Development Project; 
 
H. Linkages to areas immediately adjacent, im-

portant views, corridors and vistas, and Envi-
ronmentally Sensitive Areas (as identified within 
this GDP); 

 
I. The Context Diagram shall clearly indicate 

which elements are schematic and subject to 
change with future Preliminary Plats, and which 
elements are considered to be conditions of ap-
proval of the concurrent Preliminary Plat appli-
cation. 

 
Multi-phased campus-style development projects of 
50 acres in size or larger, the Applicant shall submit 
for review by the City in conjunction with the first 
Site Development Plan review process, a possible 
configuration (or alternative configurations) of land 
within the defined campus. The context diagram 
shall include the following: 
 
A. Potential land uses and existing land uses; 

 
B. Pedestrian and vehicular circulation patterns; 

 
C. Open Space areas; 

 
D. Conceptual drainage and utility systems; 

 
E. Linkages to areas immediately adjacent, im-

portant views, corridors and vistas, and Environ-
mentally sensitive Areas (as identified within this 
GDP). 
 

6.11.3 US 34 Setback Treatment 
 
The recommendations of the U.S. 34 Corridor Plan 
(available from the City) will be incorporated into 
the GDP. As an extension of the U.S. 34 Corridor 
Plan, property abutting US 34 east of I-25 will in-
corporate the recommended U.S. 34 Corridor Zones 
as shown in Figure 6-1.   Alternatives to the recom-

mendations of the U.S. 34 Corridor Plan shall be 
allowed subject to the approval of the Director. 

 
6.11.4 I-25 Setback Treatment 
 
A. A consistent and high quality image shall be 

presented along I-25 corridor. Visual impacts of 
Buildings shall be softened and views to park-
ing areas shall be screened where possible. 

 
B. The I-25 right-of-way will be primarily unirri-

gated grasses and sculpted landforms with oc-
casional bands of shrubs and trees that meander 
just inside the right-of-way to the private prop-
erty and back, to avoid a straight line treatment 
at the edge of the right-of-way. 

C. The 80 foot landscape buffer adjacent to the 
right-of-way will be dominated by the sculpted 
landforms, supported by irrigated and unirrigat-
ed grasses, tree groupings, and banks of orna-
mental grasses, shrubs and perennials. 

 
D. The combined I-25 right-of-way and 80 foot 

landscape buffer shall be designed as a unified 
concept. 

 
E. Identity signs for significant projects will be 

allowed within the 80 foot buffer, per the Cen-
terra Planned Sign Program which is included 
in Section 15 of this GDP as Appendix C. 

 
F. Buildings and parking lots shall be setback a 

minimum of 80 feet from the I-25 right-of-way. 
 

 
Figure 6-1 – View Preservation Cones will be 

Implemented at Signalized Intersection 
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G. Fences shall be setback a minimum of 80 feet 
from the I-25 right-of-way or if required, per 
CDOT standards. (Refer to Section 6.25 for ad-
ditional fence standards). 

 
H. Height of sculpted berms will vary by location. 

Berm locations and heights will be designed to 
provide screening of parking areas, service are-
as and to provide visual interest along I-25. 
Sculpted berms will range in height from 5 feet  
to 15 feet. 
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Figure 6-2 – Interstate 25 Treatment 

 
 

6.12 ENVIRONMENTALLY SENSITIVE 
AREAS PLANNING 

 
Note:  The Environmentally Sensitive Areas 
Planning Performance Standards apply to all 
proposed land uses within this GDP. 
 
A. ESARs are provided within Section 14 of this 

GDP.  No further ESAR will be required with 
Preliminary Plats except in the case of sensi-
tive, threatened, or endangered species as de-
scribed below.  The existing ESARs will suffice 
for Preliminary Plats when supplemented with 
the detailed reports and detailed preliminary de-
sign plans submitted as outlined below. 

 
B. The City and the Applicant acknowledge that 

future federal or State listing of sensitive, 
threatened, or endangered species may result in 
the need to further analyze environmental con-
ditions on the property.  With future listings of 
such species, the City or the Applicant may re-
quire submittal of a supplemental ESAR solely 
to address the potential presence of, impacts to, 
and mitigation appropriate for said species. 

 
C. In the more typical process for detailed plan-

ning and design of Environmentally Sensitive 
Areas, the Applicant will prepare, in consulta-
tion with the City’s environmental planning 
staff a three step Amenities Framework Plan 
that will include: 

 
1. A Conceptual Amenity Map – included as a 

part of this GDP - addressing general loca-
tions of natural/Environmentally Sensitive 
Areas, school sites, parks, trail systems, and 
other Recreational Facilities.  This plan 
clarifies that;  
a. Developed portions of neighborhood 

park and school sites will not encroach 
on buffers as defined in the associated 
ESAR, as amended from time to time 
(included in this GDP).  

b. Industrial, Heavy Manufacturing, or 
similar uses of potential concern 
planned within 300’ of Environmental-
ly Sensitive Areas may, at the City’s 
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option, be required to provide a noise 
impact/mitigation study. 

c. The determination of potential for a na-
ture park or other education-
al/interpretive features integrated into 
any buffer areas will be made as the 
other Supporting Documents and De-
tailed Preliminary Design Plans evolve 
- as described below. 

d. Timing of installation, species, soil 
prep, weed control, irrigation, mainte-
nance, etc. will be addressed in the ap-
propriate Detailed Preliminary Design 
Plans for each area. 

e. Areas indicated as buffers are to be 
managed and protected from the im-
pacts of human activities, but in some 
cases are not required to be totally in-
accessible. In some areas, smaller buff-
ers are intended only to address in-
creased water quality concerns, which 
may be addressed through methods 
other than a predetermined setback of a 
certain dimension. Detention and other 
storm drainage management features 
may be integrated into some portions of 
larger buffer areas, subject to sensitive 
design. The same is true of some lim-
ited trail construction.  

f.   Appropriate recreational uses as deter-
mined in the related ESAR will not be 
prohibited. 

g.   The proposed trail across the divider of 
Houts Reservoir and Equalizer Lake is 
an important part of the overall pedes-
trian circulation system within the 
GDP.  Because of the trail’s proximity 
to the buffers called for as part of Areas 
1, 2, 5, and 6, sensitive design and con-
struction techniques are to be defined 
in the applicable Detailed Preliminary 
Design Plans. 

2. Other Supporting Documents completed 
outside the scope of this GDP to address the 
long-term funding, maintenance, manage-
ment, and potential environmental educa-
tional programs for Environmentally Sensi-
tive Areas will be prepared and submitted 
for approval prior to the submittal of any 
Preliminary Plat creating building Lots 

abutting on Environmentally Sensitive Are-
as or related buffer areas, as defined in the 
January 1999 Cedar Creek Sensitive Areas 
Report. It is at this time that any changes in 
environmental conditions and/or City poli-
cy will be addressed. 

3. Preliminary Design Plans will be prepared 
for each Environmentally Sensitive Area 
and related buffer, addressing mitigation 
measures, enhancements, grading, other 
physical improvements, plantings, and tim-
ing of installation.  A Preliminary Design 
Plan for any Environmentally Sensitive Ar-
ea – as defined in the ESAR– will be pre-
pared and submitted for approval prior to, 
or in conjunction with, the approval of a 
Preliminary Plat for any building lots adja-
cent to, or within 300’ of that sensitive ar-
ea. Preliminary landscape plans shall illus-
trate the graphic locations of existing and 
proposed plant materials, areas to be re-
ceive seed and sod, general seed types, irri-
gated vs. non-irrigated areas, a plant legend 
showing the graphic symbols for the vari-
ous plant types (plant labels and a plant list 
are not required with Preliminary Design 
Plans).  

4. Final Design Plans will be prepared for 
each Environmentally Sensitive Area and 
related buffer, addressing mitigation 
measures, enhancements, grading, other 
physical improvements, plantings, and tim-
ing of installation. Final Design Plan for 
any Environmentally Sensitive Area – as 
defined in the ESAR – will be prepared and 
submitted for approval prior to, or in con-
junction with, the approval of a Final Plat, 
combined Preliminary Plat and Final Plat, 
or Use-By-Right for any building Lots ad-
jacent to, or within 300’ of that sensitive 
area. Final Design Plans shall illustrate ex-
isting and proposed plant material, plant la-
bels, a detailed plant materials list, indica-
tion of irrigated vs. non-irrigated areas, and 
description of seed/sod types.  

5. Implementation of the elements of the ap-
plicable Final Design Plan will become a 
condition of approval of the Development 
Project for the subject property. 
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6.13 LANDSCAPING 
 
Note:  The Landscaping Performance Standards 
apply to all proposed land uses within the GDP. 
 
Landscaping is intended to unify the Building and its 
site with adjacent development areas. Emphasis is on 
landscaping the GDP as a single entity, not on a 
small-scale with individual landscaped areas. In or-
der to establish a consistent streetscape and Open 
Space image, a conceptual landscape master plan or 
a set of detailed landscape design guidelines shall be 
prepared and submitted to the City for approval 
along with the first Preliminary Plat within each par-
cel.  The conceptual master plan or guidelines will 
specify the intent, character, types, and locations of 
landscape elements.   
 
Development Projects shall include a detailed land-
scape plan that indicates the location, type, sizes and 
quantity of proposed landscape elements.   
 
Where appropriate, turf will be low water requiring 
varieties with areas of longer, native species. Peren-
nial and annual flowers will provide accent color.  
   
Create a landscape that is sustainable, attractive, 
comfortable, and complimentary to the natural and 
man-made environment. 
 
Use plant materials that are massed and placed to 
provide variety and focal points at strategic loca-
tions.  
 
Where appropriate, use large-scale plantings with 
the intent of creating thickets of shrubs and broad 
sweeps of flowers in meadows that occur naturally 
in the Colorado plains and foothills region. 
 
Plant evergreens and other trees with moderate to 
low water needs on uplands, while locating cotton-
woods, willows and other riparian plants in drainag-
es and low lying areas. 
 
Landscaping and/or earth shaping shall be used to 
screen surface parking, to soften structures such as 
Parking Garages and stark walls; to buffer sound 
adjacent to heavily traveled areas.  Shrubs are en-
couraged to be used for low level buffers, enclosure, 

identity and reinforcement of pathways, and to pro-
vide visual interest and display. 
 
Landscape plans shall include landscaping for non-
paved areas located in any public right-of-way adja-
cent and contiguous to the Lot to which the plan ap-
plies. The landscape plan shall illustrate existing 
trees, shrubs and irrigated turf areas immediately 
adjacent to the Lot for which the plan applies.  
 
Sites adjacent to US 34 will incorporate the recom-
mendations set forth in the U.S. 34 Corridor Plan, 
unless otherwise approved by the City. 
 
Tree lawns shall be a minimum of six feet wide on 
streets classified as collectors or arterials; and on 
local residential streets of 28 feet or less. Street trees 
may be planted formally or informally providing that 
the required number of streets are included. 
 
Berm and embankment slopes shall not exceed a 
ratio of 3:1 and must be graded with smooth transi-
tions. Berm slopes facing public streets may not ex-
ceed 4:1.  Shrubs and vines should be placed at least 
three feet to five feet from curbs to protect them 
from roadway chemicals.   (See also Section 6.17). 
 
Where surface retention is a part of the overall de-
sign, use of water features, both functional and or-
namental, is highly encouraged. 
 
Landscaping and irrigation must be completed in the 
next available planting season, or as soon as weather 
conditions permit, or within the schedule approved 
by the City, whichever is earlier. Areas to be land-
scaped shall be completed within 9 months of the 
date of occupancy. The City will require escrow in 
the amount of 125% of the value of the installed 
landscaping and irrigation, at the time of a tempo-
rary certificate of occupancy, until the landscaping is 
installed. In the event that the Centerra Metropolitan 
District No. 1 installs such landscaping, the financial 
security shall be in accordance with Section 4.3 of 
the MFA. 
 
Landscape plans must be prepared by a professional 
landscape architect. 
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6.13.1 Landscape Design and Materials 
 
As an alternative to the City guidelines and Perfor-
mance Standards, specific landscape design criteria 
may be developed for each neighborhood or village 
and approved as alternative compliance by the Di-
rector.  Additional or alternative plant species, be-
yond those included in the City guidelines, may be 
used as appropriate to the site-specific conditions.  
Landscape design shall incorporate some or all of 
the following xeriscape principles: 
 

A. Grouping plants with similar water re-
quirements together; 
 

B. Limiting high-irrigation turf and plantings 
to high-use and/or high visibility areas; 
 

C. Use of low-water demanding plants and 
turf where practical; 
 

D. Use of indigenous plant materials, where 
appropriate and practical; 

 
E. Use of efficient irrigation systems, includ-

ing the use of non-potable irrigation water;  
 
F. Use of mulches and soil improvements;  

 
G. Provision of programs for regular and at-

tentive maintenance; 
 

H. Trees and shrubs sizes, at the time of 
planting, shall comply with the minimum 
sizes listed in Table 6-4.  Refer to Appen-
dix B for a map of the Special Improve-
ment District. 

 
Table 6-4 Minimum Plant Sizes 

 
Plant Type Typical 

Min. Sizes 
Min. Sizes 
within the 

Special 
Improvement 

District 
Deciduous Shade Trees 2” caliper 2.5” caliper 
Ornamental Tree 1 ½ caliper 2” caliper 
Evergreen Trees 6’ height 8’ height 
Shrubs 5 gallon 5 gallon 

 

6.13.2 Tree Stocking 
 
A. “Tree stocking” shall be required in landscape 

areas within one hundred (100) feet of a Build-
ing or structure as further described below.  
Landscape areas shall be provided in adequate 
numbers, locations and dimensions to allow tree 
stocking to occur along all high use or high visi-
bility sides of any Building or structure (build-
ing facades abutting alleys are exempt from tree  
stocking requirements). 

 
B. Tree stocking shall mean formal or informal 

groupings of trees (canopy, evergreen or orna-
mental) planted at a quantity equal to 1 tree for 
every 40 lineal feet of Building Frontage. 

 
C. Exact locations and spacing may be adjusted at 

the option of the Applicant to support patterns of 
use, views and circulation as long as the mini-
mum tree-planting requirement is met.   

 
6.13.3 Foundation Planting 
 
A. Where appropriate, trees, shrubs and ground-

covers, shall be located near Buildings on the 
site to aesthetically integrate each Building into 
the overall site, to visually soften the massive-
ness of Buildings, and to separate the Building 
from the parking lot.  The appropriate amount 
of Building foundation plantings shall be de-
termined by the Centerra DRC and the City.  
Where trees are utilized, planting beds shall be 
a minimum of six (6) feet in width. 

 
B. Where parking lots abut a Building without in-

tervening landscaping, parking bays shall ex-
tend no more than seven (7) parking spaces 
without an intervening landscape island with a 
tree. 
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6.13.4 Retaining Walls 
 
Materials such as split-face modular block (straight 
face - not beveled), brick, stone, artificial stone and 
other similar materials may be used to construct re-
taining walls. 
 

 
 

 
Figure 6-3 Retaining Wall Examples 

 
6.13.5 Ownership and Maintenance 
 
Parks or other outdoor spaces may be dedicated to a 
public agency or be privately owned and maintained 
by the Applicant or property owners association. 
Public acceptance of such parks or outdoor spaces 
into the publicly owned system of open lands will be 
based on specific negotiation on an individual site 
basis. 
 
Maintenance of landscaped areas located behind the 
sidewalk and within the public right-of-way, is the 
responsibility of the adjacent property owner. A 
Metropolitan District and/or an owners association 
will maintain landscaped areas between the sidewalk 
and the back of curb and any landscaped median 

located within the public right-of-way or an ease-
ment. 
 
6.14 EXISTING VEGETATION 
 
A. Preserve valuable shrubs, grasses and trees 

within natural drainage areas and areas not 
needed for development. 

 
B. Preserve healthy, mature trees and younger 

plants that would normally succeed older 
plants; do not preserve trees, which are de-
cayed, diseased or are reaching the end of their 
natural life span, as determined by a qualified 
professional. 

 
C. Site plans shall identify locations, sizes and 

species of existing vegetation located within the 
Development Project. Existing vegetation shall 
be classified in one of the following categories: 
"Preserve," "Relocate" or "Remove". If a tree is 
classified “Remove”, a justification statement 
shall be provided. “Replacement Trees” shall be 
identified on the landscape plan in accordance 
with Table 6-6 below. 

 
D. If there is no practical alternative in terms of 

siting Buildings and other development, trees 
and other plants may be removed.  If valuable 
healthy, mature trees are destroyed by devel-
opment, new trees shall be installed to replace 
the destroyed trees as described in Table 6-5. 

 
Table 6-5  Replacement of Valuable Trees 

 
Tree Removed Replace With 

24” or larger caliper tree (3) 4” caliper min. trees 
12” to 24” caliper tree (2) 4” min. caliper trees 
6” to 12” caliper tree (1) 4” min. caliper tree 

2” to 6” caliper tree (1) 3” min caliper tree 
 

6.15 IRRIGATION SYSTEM 
 
Landscaping (except natural areas and other similar 
areas) shall be irrigated using an automatic under-
ground irrigation system.  Use of raw water for irri-
gation purposes is encouraged, but not required.  
Developments are required to irrigate their landscape 
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areas including street rights of way adjacent to their 
respective properties.   
 
Roadway medians (including roundabout islands), 
and Common Open Space areas will be irrigated and 
maintained by an owners association or Metropoli-
tan District. 
 
6.16 INTERNAL PARKING LOT 

LANDSCAPING 
 
6.16.1 Policy  
 
Areas within the perimeter of parking lots shall be 
landscaped to minimize the feeling of expansive 
hard surfaced areas, to improve the parking lot ap-
pearance and to reduce heat build-up.  The landscape 
design of the areas shall allow for plant aeration and 
efficient traffic movement. 
 
6.16.2 Criteria 
 
A. Refer to Section 7.15.1 for landscape require-

ment within large parking areas. 
 
B. Parking lots containing fifteen (15) or more 

parking spaces shall provide at least six (6) per-
cent interior parking lot landscaping.  At least 
seventy-five (75) percent of landscaped area 
should be covered with living materials within 
three years of installation. 

 
C. Additional internal landscaping shall be provid-

ed in parking lots that exceed the minimum 
Parking Ratios.  Fifty (50) square feet of inter-
nal landscape shall be provided for each park-
ing space, which exceeds the Parking Ratio as 
defined in Section 7.17 of these Performance 
Standards.  The additional internal landscaping 
can be distributed throughout the interior of the 
entire parking lot. 

 
D. Shade trees shall be planted in the parking lots 

at a rate of at least one (1) tree and five (5) 
shrubs for every fifteen (15) parking spaces. 

 
E. Plant materials shall be placed on end islands, 

entry drives, pedestrian walks and along islands 
which separate parking from drives.  The land-
scape island should be designed to allow plant 
materials to survive and flourish given harsh 
conditions and the need to store snow during 
the winter.  Landscape islands shall be at least 9 
feet in width and the same length as adjacent 
parking spaces. 

 
6.17  PARKING LOT SCREENS 
 
6.17.1 Policy 
 
Parking lots shall be screened from surrounding pub-
lic streets, public sidewalks and trails, public parks 
and other properties that are used by the public. 
 
6.17.2 Criteria 
 
A. Whenever there are three (3) or more parking 

spaces on the property, the parking lot shall be 
screened for the entire length of the parking lot, 
which abuts a public street (excluding Alleys). 

 
B. Berms, walls, fences, plants, planters or similar 

means shall be used to create the parking lot 
screen.  Where structures such as walls or fenc-
es are used to create a screen, plants shall be lo-
cated on the side of the structure which can be 
seen from surrounding streets, walks, parks, 
trails and other properties which are used by the 
public. 

C. The screen around the parking shall be at least 
three (3) feet higher than the surface of the 

 
Figure 6-4 - Parking Islands 
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parking lot.   Where plants are used to create a 
screen, the plants should create a three-foot 
screen within three years from the time planted.  
(See Figure 6-5).  

 

 
 
D. Parking lot Setbacks are provided to mitigate 

the visual impacts of parking areas from adja-
cent property and public rights-of-way (refer to 
Table 6-1 for Setbacks).  A minimum 3’ high 
screen shall be provided between parking lots 
and public right-of-way.  In addition, 4’ to 6’ 
high screens shall be provided between parking 
lots and the I-25 and US 34 right-of-way.  The 
screen can be accomplished using one or a 
combination of the following:  berms, landscap-
ing, or wall.  Height of screen shall be meas-
ured from the parking surface. 

 
6.18 SNOW REMOVAL 
 
Provision must be made for snow removal and stor-
age on each nonresidential site. Pushing snow into 
the street or street medians is not permitted. 
 
6.19 DRAINAGE 
 
Site drainage must be compatible with adjacent 
property drainage and in accordance with the Con-
cept Utility/Grading Plan component of the GDP. 
Excess run-off from the site shall be minimized with 
sites graded to provide positive drainage away from 
buildings and to drainage easements/systems and/or 
to street drainage systems. Storm drain detention 
requirements shall be accommodated within individ-
ual development sites, Houts Reservoir and Equaliz-
er Lake (if possible in Parcels B & C) and possibly 
within regional detention areas. Each proposed De-
velopment Project must be evaluated for potential 

detention needs to avoid exceeding the carrying ca-
pacity of conveyance facilities, or creating off-site 
flow problems on adjacent downstream parcels. The 
City requires each Development Project to detain its 
developed storm flows at historic rates. 
 
Existing drainage patterns and drainage conveyance 
easements are important site considerations, as re-
flected in the Conceptual Utility/Grading Plan com-
ponent of the GDP. Proposed site drainage plans 
must address site drainage considerations as well as 
the relationship of site drainage to off-site drainage 
patterns and systems. 
 
The basic concepts for drainage are: 
 
A. Drainage shall be conveyed along dedicated 

streets, private drives and swales along property 
lines, or in Open Space corridors. Drainage will 
be surface drained where possible; however, 
some below-grade drainage using storm sewer 
piping and culverts may be required. 

 
B. Surface drain systems and detention ponds are 

encouraged to be irregular in plan and graded to 
create an aesthetically pleasing character. Side 
slopes shall vary and avoid consistent side 
slopes.  Steepest slopes should be no more than 
3:1. 

 
C. Retaining walls may be used in detention areas 

where existing topography demands this type of 
design solution. Refer to Section 6.13 for retain-
ing wall information.  

 
D. Drainage structures in sidewalks and bike paths 

must be placed flush with the surface, and grate 
patterns cannot have openings larger than three-
eighths of an inch. Surface storm water or irriga-
tion should not be discharged across sidewalks; 
and there should be no point discharges into 
curbs to prevent traffic-impeding surges into the 
street. 

E. The City’s water quality standards shall be in-
corporated into developments within the GDP. 

 

 
Figure 6-5 – Parking Lot Screening 
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6.20 UTILITIES, MECHANICAL 
EQUIPMENT, AND COMMUNICATION 
DEVICES  

 
Visual and sound impacts of utilities, mechanical 
equipment, data transmission dishes, towers, micro-
waves, and other services and equipment shall be 
minimized within the GDP.   Radio transmitter tow-
ers and other similar equipment shall comply with 
the Municipal Code. 
 
6.20.1 Permanent Utility Lines 
 
Design and install all permanent utility lines under-
ground. During construction and maintenance, min-
imize disruptions to other sites and businesses.  
 
Berms (generally described as being higher than 2 
feet and having side slopes steeper than 4:1) shall 
not be installed over the top of existing and/or pro-
posed water, sanitary or storm main lines, unless 
approved otherwise by the applicable utility service 
provider. 
 
6.20.2 Temporary Overhead Power and 

Telephone Lines 
  
Overhead power and telephone lines are permitted 
during construction, but shall be removed prior to 
issuance of a certificate of occupancy (including the 
temporary certificate of occupancy).  
 
6.20.3 Communication Devices and Mechanical 

Equipment  
 
Wherever possible, mount data transmission and 
receiving telecommunication devices at ground lev-
el, to the rear of structures, and screen them from 
view from adjacent roadways, pedestrian paths, and 
Building sites.  
 
In screening such devices and equipment, use archi-
tectural treatments in subdued colors that blend with 
the surroundings and landscaping.  
 
Coordinate locations, screening, and landscape deci-
sions with involved utility and service providers in 
order to allow adequate conditions for servicing 
these devices and equipment and to reduce visual 
impact.  

If transmission and receiving devices or mechanical 
equipment are roof-mounted, locate them so they are 
not visible from the site, adjacent Buildings, and 
public view.  
 
Communication devices visible from adjacent sites 
and Buildings shall be painted in a color compatible 
to the Primary Structure.  If equipment cannot be 
painted it shall be screened using architectural 
screen walls or landscaping.  
 
6.20.4 Transformers, Gas Meters 
  
Electrical transformers and other utility boxes and 
equipment shall be substantially screened from pub-
lic view with the use of landscaping, berming or 
screened enclosures.  Where appropriate, screening 
shall be subject to approval from the City’s Power 
Department and the Current Planning Division. 
Screening materials shall be compatible with the 
primary Building. 
 
Coordinate locations, screening, and landscape deci-
sions with involved utility companies in order to 
allow adequate conditions for service access.  Con-
duits, meter sockets, and vents shall be painted to 
match Building surfaces and screens.  While the me-
ter socket may be painted, the meter itself cannot be 
painted. 
 
Prior to approval of the Final Plat, the location of all 
vaults and transformers shall be shown on the land-
scape plan.    Vaults shall have no bushes, shrubs or 
trees of mature growth within five (5) feet of either 
side of the short sides of the vaults.   Bushes, shrubs 
and trees of mature growth may be located within 
ten (10) feet of either side of the long side of the 
vaults.  Transformers shall have no bushes, shrubs or 
trees of mature growth within ten (10) feet of the 
sides and back of the transformers and within fifteen 
(15) feet of the front of the transformers.  Trans-
formers may be screened with landscaping to the 
extent allowed by the above dimensions, provided 
that it meets with the requirements of the local utility 
company. 
 
Unless approved otherwise, all metering equipment 
including cabinets, breakers and main disconnects 
shall be located on an outside wall of the each struc-
ture.   
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The screening of utilities and mechanical equipment 
shall not create a safety hazard to either the general 
public or for the safe operations of the utility meter. 
Locate transformers and gas meters away from ma-
jor pedestrian routes and outdoor seating areas in 
order to protect pedestrians and facility users in 
these locations.  
 
6.20.5 Equipment Sound Levels 
  
Select, locate, and install all mechanical and electri-
cal equipment to not exceed the sound levels al-
lowed under the Municipal Code. 
 
Use landscape or architectural buffers to reduce the 
noise and visual impact of such equipment. 
 
6.20.6 Installation of Ground-Level Structures 
 
Install ground-level structures, such as manhole co-
vers and grates, flush with the pavement. Grate 
spaces within pedestrian routes shall in accordance 
with the Americans with Disabilities Act, federal, 
State, the Municipal Code and LCUASS.  
 
6.21 SERVICE AREAS  
 
6.21.1 Policy 
 
The visual impacts of service, delivery, trash, and 
outdoor equipment or storage areas shall be mini-
mized, particularly relative to views from public 
roadways and along view corridors. Thoughtful 
placement and design of screening for these facilities 
is a priority for all sites. 
 
6.21.2 Criteria 
 
A. Loading docks, generators, trash containers, 

and service areas shall be screened or located 
out of view from adjacent streets, dissimilar 
land uses pedestrian pathways, and Open Space 
corridors. 

 
B. Facilities must be fully screened from public 

view using a masonry wall (or similar) and gate 
to match the Primary Structure. Gate shall be 
constructed of solid metal panels and finished 
to match the Primary Structure. 

C. Loading docks and services areas located with-
in industrial areas do not need to be screened 
from other adjacent industrial areas. However, 
these loading/service areas shall be screened 
from public streets, sidewalks and other public 
view corridors. 

 
D. Screening for loading docks and service areas 

should be a minimum height of six feet (6'), or 
as tall as the object which is being screened, 
and incorporate materials and finishes that 
match or are compatible with those of the Pri-
mary Structures.  (See Figure 6-6). 

 

 
E. Locate loading, service, and delivery areas so 

they do not encroach into Setbacks. 
 

 

 
Figure 6-6  -  Trash Enclosures 
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F. Locate parking areas for outdoor equipment, 
trucks, research trailers, service vehicles, etc. 
away from public parking lots and major pedes-
trian circulation routes. Unless out of view, 
screen these areas architecturally and/or with 
landscaping. Materials, supplies, trucks, or 
equipment being stored on a site must be con-
cealed inside a closed Building or behind a vis-
ual screen approved by the City and the Center-
ra DRC.   (See Figure 6-7). 

 
G. Clearly identify all service entrances to dis-

courage the use of main entrances for deliver-
ies. 

 
H. Service area shall be located outside of desig-

nated view corridors or fully screened from 
view. 

 
I. Where possible, trash containers should be lo-

cated within the building service area.  Where 
trash enclosures are located outside of the 
building service area, they shall comply with 
the Setback requirements listed in Table 6-1. 

 
6.22 OUTDOOR STORAGE 
 
Outdoor Storage is only allowed with uses as speci-
fied in Section 1.3 and shall be restricted to defined 
areas clearly identified on the building permit plans. 
Such areas shall be screened from views from adja-
cent properties, public roadways and public pedes-
trian pathways.  
 
 

6.23 CART STORAGE, VENDING 
MACHINES, ETC. 

 
Cart corrals, cart storage, vending machines, ATM 
machines, newspaper racks, video and book return 
boxes, and telephones shall either be placed inside 
structures or shall be architecturally screened  using 
the same materials and colors as the Primary Struc-
ture. 
 
Placement, screening and illumination of outdoor 
vending machines, cart corrals and cart storage areas 
shall be reviewed and approved by the City and the 
Centerra DRC. 
 
6.24 OUTDOOR SALES/DISPLAY 
 
Outdoor sales areas are intended for the seasonal 
outdoor display of merchandise such as Christmas 
trees, pumpkins, etc. Outdoor sales/displays shall be 
reviewed and approved by the City and the Centerra 
DRC. 
 
Displays of sheds, play equipment, spas and other 
similar products must be fully screened from public 
view. 
 
Development Projects proposing outdoor 
sales/display of merchandise shall provide a detailed 
site plan illustrating the location(s), size, itemization 
of products to be displayed, quantity of each prod-
uct, maximum stacking heights, and the duration of 
for each seasonal display. 
 
6.25 SECURITY FENCES/WALLS 
 
6.25.1 Policy 
 
Fences and/or walls must be designed to relate to or 
continue the character of the GDP. Materials must 
be compatible with other architectural and landscape 
elements. Fence locations, elevations and designs 
shall be submitted and approved by the Centerra 
DRC and Current Planning Manager with building 
permit applications. 
 
A fence will be constructed along I-25 as a require-
ment of the CDOT. The fence design is dictated by 
CDOT. 

 
Figure 6-7 - Service Areas 
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The following criteria do not apply to temporary 
construction fencing. 
 
These criteria do not apply to MUNs.  See Section 9 
for permitted fencing and related requirements in 
those neighborhoods. 
 
6.25.2 Criteria 
 
A. Where security fencing is used in highly visible 

areas (access points, focal areas, adjacent to 
Common Open Space, etc.) the use of architec-
tural metal fencing (wrought iron or similar) is 
required.  Specific ornamental fence designs 
will be selected for use along Common Open 
Space and specific roadways within the GDP. 
The fence will be selected to provide a high de-
gree of visual quality, low maintenance, securi-
ty, and to present a consistent image. Where 
fencing is desired, the ornamental fence shall be 
used along public or Private Open Space areas 
and along the following street frontages. 

 
1. I-25. 
2. US 34. 
3. Arterial streets in nonresidential areas. 
4. Collector streets. 

 
B. Chain link fences may be used for security if 

significant berming and landscaping can fully 
screen views of the fence (See Figure 6-8.). 

 
C. Where chain link fences are used, they shall be 

vinyl clad (or similar) and black in color except 
at athletic facilities and school sites (See6.26.2)  

 
D. Chain link fencing with integral slats or fabric is 

not permitted.  
 
E. Use of chain link fence will be reviewed by the 

Centerra DRC and the City. 
 
F. Unless approved otherwise, security fences shall 

be a maximum of six (6) feet tall.  
 
G. Fences adjacent to public streets must be setback 

a minimum of fifteen (15) feet, or the minimum 
required bufferyard widths from the right-of-
way unless approved otherwise by the Centerra 

DRC and the City.  Fences along I-25 and US 34 
must be setback a minimum of 80 feet from the 
right-of-way or if required, per CDOT standards.  

 
H. Wooden fences are prohibited in non-residential 

areas. 

 
I. In areas visible to the public, fencing should be 

buffered with landscaping to ensure an attractive 
development. Buffering should be accomplished 
with a mixture of evergreen trees, shrubs, orna-
mental or deciduous canopy trees, and berms. 
Fence buffer designs shall be such that a mini-
mum of 70% of the fence is obscured from vi-
sion within 3 years after planting.  

 
6.26 SITE FURNISHINGS 
 
The provision of site furnishings is required. Site 
furnishing components should enhance and respect 
the scale of the urban spaces in which they are 
placed. Lines should be simple, clean and harmoni-
ous with the adjacent architecture and landscaping.  
The elements of the street furniture to be used in-
clude seating areas, tables, planters, bike racks shel-
ters, information kiosks, newspaper dispensers, mail 

 
Figure 6-8  -  Fencing 
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boxes, trash containers, and public telephone sta-
tions.  A consistent theme will be established within 
individual villages, neighborhoods, developments, 
and Open Spaces by using common design elements, 
such as: site furnishings, lighting, monument sign-
age and landscaping.    
 
Selected colors and materials for site furnishings are 
to be compatible with the development theme, pre-
dominant colors, and materials of the surrounding 
environment.  
 
Art items proposed for outdoor locations are encour-
aged. 
 
6.27 SIGNAGE 
 
The GDP is subject to the Centerra Planned Sign 
Program, which is attached as Appendix C. 
 
6.27.1 Policy 
 
Effective signs function not as a separate entity, but 
as an integral part of the environment.  Signage shall 
be incorporated into the overall landscaping of the 
site. 
 
6.27.2 Criteria 

In addition to the Centerra Planned Sign Program, 
planned sign programs may be prepared for individ-
ual villages within the GDP as well as for the overall 
GDP.  If so, sign programs will specify the types, 
shapes, sizes, lighting method and materials that are 
allowed for freestanding and wall-mounted signage. 
Development entry signage is anticipated on either 
side of major roadways near the edges of each par-
cel. The individual names will be consistent with the 
overall style of the sign. Individual property identifi-
cation signs and directional signs will also be har-
monious with the development theme. Unless oth-
erwise approved, real estate signage, temporary 
signs, and other signage will comply with the City 
Sign Code, Chapter 18.50 of the Municipal Code as 
amended from time to time. 
 
Signage that is not addressed in the Centerra 
Planned Sign Program or another subsequent sign 
programs shall comply with the Municipal Code and 

the recommendations of the U.S. 34 Corridor Plan 
unless approved otherwise by the City. 
 
Unless otherwise approved, horizontal sign presenta-
tion of ground-mounted development identification 
signs is required throughout the GDP. Ground 
mounted signs shall have a maximum height of 12 
feet, unless they are setback more than 75 feet from 
the edge of pavement; in such case, signs shall be 
allowed a maximum height of 15 feet. 
 
Directional signage shall be provided for Buildings 
with addresses that are not visible from the public 
right-of-way. Directional signs shall comply with the 
governing planned sign program. 
 
6.28 LIGHTING 
 
6.28.1 Policy 
 
The purpose of this section is the elimination of light 
trespass from the Building and the site, the im-
provement of night sky access and reduction of de-
velopment impact on nocturnal environments. 
 
A family of lighting fixtures will be developed for 
the overall GDP and for subvillages within the De-
velopment Project. Each element of the lighting de-
sign should contribute to the character of the entire 
system, strengthen relationships between parcels, 
increase the physical and psychological safety, and 
maintain a village-like atmosphere.  
 
Site lighting shall meet the functional needs of the 
proposed land use without adversely affecting adja-
cent properties or the community. Minimize site 
lighting where possible. 
 
6.28.2 Criteria 
 
Building permit applications shall include a point-
by-point illuminance plan indicating foot-candles 
calculations.  The point-by-point illuminance plan 
shall illustrate the locations of proposed exterior 
light fixtures including but not limited to: ornamen-
tal pedestrian lights, wall mounted lights, and park-
ing lot lights. The plan shall indicate photometric 
foot-candle light levels for sidewalks, plazas, park-
ing areas, driveways and other high activity pedes-
trian areas. The photometric calculations shall be 
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illustrated on a maximum ten-foot (10’) grid within 
the areas stated above, and extending twenty feet 
(20’) beyond property boundary line. Refer to Table 
6-7 for minimum lighting requirements. 
 
Point-by-point illuminance plan calculations must be 
determined using a light loss factor of 1.0. 
 
Light levels measured twenty (20) feet beyond the 
property line of the Development Project and adja-
cent rights-of-way shall not exceed one-tenth (0.1) 
foot-candle as a direct result of the on-site lighting. 
Exceptions include situations where cross parking 
and shared access are incorporated into a specific 
Development Project. 
 
For Retail Uses, lighting from interior spaces which 
projects in to exterior spaces shall be included in the 
photometric calculations on the site illuminance 
plan. 
 
Interior lighting shall not be directed to illuminate 
exterior spaces. Interior lights visible from the exte-
rior of the Building must not produce glare and shall 
not have visible light sources. 
 
Exterior light fixtures including site and Building 
mounted fixtures shall be full cut off, with flat lenses 
and shielded (if needed) so that all of the light fa1ls 
upon either the surface of the structure to be illumi-
nated or the ground.  
 
Lighting systems shall be designed which do not 
produce direct, incident, or reflected light that inter-
feres with the safe movement of motor vehicles on 
public streets, including:  
 
A. Any light fixture not designed for street illumi-

nation that produces light that could interfere 
with the operation of a motor vehicle. 

 
B. Any light that may be confused with or con-

strued as a traffic control device. 
 
C. Animated, flashing, or changing intensity 

lights. 
 
Lights shall be located so as not to interfere with 
parking, backing, required trees within parking are-
as, and pedestrian or traffic flow. Light fixtures shall 

not be located within a sidewalk or trail which will 
not allow for a minimum of five (5) feet of unob-
structed travel surface.  
 
6.28.3 Normative Lighting Criteria  
 
Parking lot and streetlights shall have a dark, ano-
dized aluminum finish or a material with similar 
quality and durability.   
 
Light poles heights shall be provided as follows:  
 

A. Within small parcels, (5 acres in size or less) 
light fixtures shall have a maximum total 
height of 20 feet unless otherwise approved 
by the Centerra DRC and the Director, or 
his/her appointee. 

 
B. Within large parcels it is often more cost ef-

fective and energy efficient to increase the 
light pole heights.  Light fixtures for parking 
areas on sites larger than 5 acres in size 
(gross site area), parking in campus settings, 
or parking for industrial land uses, will be 
allowed a maximum total light fixture height 
of 37 feet (including concrete bases), pro-
vided said parcel incorporates pedestrian 
light fixtures adjacent to the Building entry 
and along pedestrian pathways between 
parking areas.  If pedestrian light fixtures are 
not provided, a maximum total light fixture 
height of 30 feet will be permitted. 

 
C. Pedestrian light fixtures shall not exceed 14 

feet in height.  Small ornamental embellish-
ments may extend up to 16 feet. 

D. Exceptions to light fixture heights may be 
permitted where it can be demonstrated that 
light poles will complement those on adja-
cent sites, or slight adjustments could signif-
icantly reduce the number of required fix-
tures. 

Light fixture styles and lamp types should be select-
ed to function for their intended use.  The style of 
light standards and fixtures shall be consistent with 
the community development theme. 
 
Design lighting to emphasize Building entrances. 
Integrate lighting that highlights approaches to 
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Buildings, Building facades, architectural features 
and landscaping.  
 
Full wall wash lighting is prohibited. 
Soffit or canopy lighting shall be fully recessed and 
down directional.  
Exterior Building mounted and site fixtures shall be 
full cut-off style with flat lenses only. Decorative 
low-wattage wall sconces, without cut-off character-
istics, may be used on a limited basis, and will be 
reviewed by the City and the DRC on a case-by-case 
basis. Non-cut-off wall sconces shall have frosted 
lenses or similar in order to diffuse the light.   
 
Directional lighting of signs, sculptures and other 
exterior features is allowed on a limited basis, and 
will be reviewed by the City and the DRC on a case-
by-case basis. 
 
Luminares located within a distance of 2.5 times its 
mounting height from the property boundary shall 
have shielding such that no light from that luminare 
extends more than twenty feet (20‘) outside of the 
property boundary. This requirement does not apply 
to parking lots/driveways for Buildings on separate 
lots which share access and/or parking. Luminares 
on development parcels located adjacent to Envi-
ronmentally Sensitive Areas may have more restric-
tive shielding requirements as determined by the 
Centerra DRC and the City.   
 
Design lighting with controls for consistent photo-
cell or timed on-off functions. 
 
6.28.4 Lighting Levels 
 
With the exception of lighting for public streets, 
lighting used to illuminate Buildings, parking lots, 
walkways; plazas or the landscape shall be evaluated 
during the building permit process.  The following 
table provides lighting criteria for outdoor facilities 
used at night.  (See Table 6-6) 
 
 
 
 
 
 
 
 
 
 

Table 6-6 Light Levels at Initial Installation* 
 

 
 
 

Minimum 
horizontal 

illumi-
nance 

 

Maximum 
Uniformity 
Ratio (max. 

to min.) 

Maximum 
average 
illumi-
nance 

Minimum 
vertical 

illuminance 

Paths, 
plazas 
walk-
ways** 

0.1 20:1 0.5 0.1 

Bicycle 
parking 
areas 

0.1 20:1 0.5 0.1 

Commer-
cial parking 
areas 

0.5 10:1 2 footcan-
dles 

0.2 
footcandles 

Industrial, 
office 
parking 
areas 

0.2 10:1 1 footcan-
dles 

0.1 
footcandles 

Residential 
parking 
areas 

0.1 20:1 
0.5 

footcan-
dles 

NA 

Parking 
areas – 
schools 

0.1  
20:1 

0.5 
footcan-

dles 
NA 

Notes: 
 * Lighting criteria is adapted from the IESNA, 
         8th Edition, Lighting Handbook. 

 ** Excludes recreational trails and paths that are not typically 
used at night. 

 
Maximum on-site lighting levels for Development 
Projects within the GDP shall not exceed ten (10) 
foot-candles excluding only the following Mo-
torplex Centerra areas. Motorplex sites must comply 
with specific lighting guidelines approved by the 
Centerra DRC. Light levels for Motorplex invento-
ry/merchandise display lots, as designated on the 
Centerra DRC and City approved plans, may not 
exceed twenty (20) footcandles and shall also com-
ply with the following criteria: 

a. Maximum average of ten (10) footcandles; 
b. 10:1 maximum to minimum uniformity; 
c. 5:1 average to minimum uniformity; 
d. Front row (row closest to perimeter roadways) 

of inventory display areas shall have a 5:1 
maximum to minimum uniformity. 

 
Motorplex featured display pads as designated on 
the Centerra DRC and City approved plans may not 
exceed twenty (20) footcandles as measured on the 
hood of the displayed vehicle. 



ACCESS, CIRCULATION AND PARKING      

  

TABLE OF CONTENTS 
SECTION 7 

 
SECTION 7 .........................................................................................................................................................1 
ACCESS, CIRCULATION AND PARKING ..................................................................................................1 

7.1 INTRODUCTION ...............................................................................................................................1 
7.2 VEHICULAR ACCESS POINTS .......................................................................................................1 

7.2.1 Policy .............................................................................................................................................1 
7.2.2 Criteria ............................................................................................................................................1 

7.3 ROUNDABOUTS ...............................................................................................................................2 
7.3.1 Policy .............................................................................................................................................2 
7.3.2 Criteria ............................................................................................................................................2 

7.4 STREET HIERARCHY ......................................................................................................................2 
7.4.1 Policy .............................................................................................................................................2 
7.4.2 Criteria ............................................................................................................................................2 

7.5 TRAFFIC CALMING .........................................................................................................................2 
7.6 ALLEYS ..............................................................................................................................................3 
7.7 CUL-DE-SACS ...................................................................................................................................3 
7.8 MEDIAN TREATMENTS ..................................................................................................................3 
7.9 EMERGENCY AND UTILITY ACCESS ..........................................................................................3 

7.9.1 Policy .............................................................................................................................................3 
7.9.2 Criteria ............................................................................................................................................3 

7.10 MASS TRANSIT FACILITIES ..........................................................................................................3 
7.10.1 Policy .........................................................................................................................................3 
7.10.2 Criteria .......................................................................................................................................4 

7.11 RESTRICTED-ACCESS DRIVES AND SECURED ENTRIES .......................................................4 
7.11.1 Policy .........................................................................................................................................4 
7.11.2 Criteria .......................................................................................................................................4 

7.12 TRUCK TURNING REQUIREMENTS .............................................................................................5 
7.12.1 Policy .........................................................................................................................................5 
7.12.2 Criteria .......................................................................................................................................5 

7.13 SIGHT TRIANGLES ..........................................................................................................................5 
7.13.1 Policy .........................................................................................................................................5 
7.13.2 Criteria .......................................................................................................................................5 

7.14 PARKING LOTS ................................................................................................................................5 
7.14.1 Policy .........................................................................................................................................5 
7.14.2 Criteria .......................................................................................................................................5 

7.15 PARKING DIMENSIONS ..................................................................................................................7 
7.15.1 Break Up Large Parking Lots ....................................................................................................7 

7.16 COMPACT CAR PARKING ..............................................................................................................8 
7.16.1 Criteria .......................................................................................................................................8 
7.16.2 Policy .........................................................................................................................................8 

7.17 PARKING RATIOS ............................................................................................................................8 
7.17.1 Policy .........................................................................................................................................8 
7.17.2 Minimum Off-Street Parking Criteria ........................................................................................8 

7.18 ON-STREET PARKING ...................................................................................................................10 
7.19 MOTORCYCLE PARKING .............................................................................................................10 
7.20 SHARED PARKING .........................................................................................................................10 
7.21 PARKING FOR FACILITIES WITH MULTIPLE WORK SHIFTS ...............................................10 
7.22 TRUCK TRAILER PARKING .........................................................................................................10 



MILLENNIUM GDP 

7.23 PARKING STRUCTURES ...............................................................................................................10 
7.24 INTERIM PARKING LOTS .............................................................................................................11 
7.25 HANDICAPPED ACCESS/PARKING/ SIGNS ...............................................................................11 

7.25.1 Policy .......................................................................................................................................11 
7.26 BICYCLE PARKING .......................................................................................................................11 

7.26.1 Policy .......................................................................................................................................11 
7.26.2 Criteria .....................................................................................................................................11 

7.27 PEDESTRIAN CIRCULATION .......................................................................................................12 
7.27.1 Policy .......................................................................................................................................12 
7.27.2 Criteria .....................................................................................................................................12 
7.27.3 Retail Pedestrian Circulation ...................................................................................................13 

7.28 RECREATIONAL TRAILS ..............................................................................................................13 
7.28.1 Policy .......................................................................................................................................13 

 



ACCESS, CIRCULATION AND PARKING      

  

 
SECTION 7 

 
LIST OF FIGURES 

 
  

7-1 Hammerhead Cul-De-Sac ....................................................................................................................3 
7-2 Transit Stop..........................................................................................................................................4 
7-3 Parking Area Dimensions ....................................................................................................................7 
7-4 Break Up Large Parking Areas ............................................................................................................7 
7-5 Landscape Islands ................................................................................................................................8 
7-6 Interim Parking Lot ...........................................................................................................................11 

 
 





ACCESS, CIRCULATION AND PARKING      

Section 7.Major Amd 9.FINAL Effective May 29, 2012  7-1  

SECTION 7 
ACCESS, CIRCULATION AND PARKING  

 
7.1 INTRODUCTION 
 
This section is intended to ensure that the parking 
and circulation aspects of developments are well 
designed with regard to safety, efficiency and con-
venience for vehicles, bicycles, pedestrians and 
transit, both within the GDP and to and from sur-
rounding areas. This section provides Performance 
Standards for the development and redevelopment of 
property.  In utilizing these regulations, the Appli-
cant and other users should remain flexible in their 
approach to site design given the characteristics of 
the site, the nature of the use and the intent of these 
standards. 
 
7.2 VEHICULAR ACCESS POINTS 
 
7.2.1 Policy 
  
Access to public streets shall be allowed if the fol-
lowing three criteria are complied with:  
 
A. The future traffic predicted to use the proposed 

access point does not cause the Level of Service 
at any link, intersection or driveway access 
within the Traffic Study area to drop below the 
levels set forth in the Municipal Code.   

 
B. Intersection spacing requirements are met;  
 

C. The access spacing meets LCUASS, or as oth-
erwise approved by the City Engineer (and the 
CDOT if required). 

 
7.2.2 Criteria 
 
A. Intersection and driveway spacing shall comply 

with LCUASS, unless otherwise approved by 
the City Engineer. 

 
B. Key access points are indicated on the GDP 

Maps (Section 11).  Proposed access locations 
contained in this GDP are conceptual in nature 
only, and are specifically exempt from any vest-
ing (except for Boyd Lake Avenue access 
points).  Access locations and operation shall be 
approved by the City Engineer after review of 

the supporting Development Projects and Traffic 
Studies. 

 
C. Approval of any particular design plan by the 

City shall not relieve the Applicant from respon-
sibility from compliance with the requirement of 
this Section. In the event a plan does not comply 
with the level of service standard after develop-
ment or redevelopment occurs, the Applicant or 
landowner is obligated to take such further 
measures in the manner contemplated by its de-
sign, which are necessary to comply with the in-
tent of these Performance Standards.  

 
D. Fire apparatus access roads shall be provided 

and maintained in accordance with the provi-
sions of the Loveland Fire Department Devel-
opment and Construction Requirements.  

 
E. Access to a state-regulated highway shall com-

ply with the State Highway Access Code, 2 
C.C.R. sec. 601-1.   The Applicant shall submit 
to the Engineering Division copies of the ap-
proved access permits from CDOT prior to the 
approval of any plat that includes access to US 
34. 

 
F. No direct access to US 34 from Parcel A will be 

approved until the City receives a copy of the 
approved configuration and type of intersection 
traffic control from the CDOT for the safety up-
grades needed at the interchange of I-25 and US 
34. 

 
G. Acceleration, deceleration and/or auxiliary turn 

lanes may be required if a Traffic Study finds 
that they are necessary to preserve safety and/or 
the traffic-carrying capacity of the existing 
street.  

 
H. A Traffic Study shall be submitted to the City 

(unless waived by the Traffic Engineer) in ac-
cordance with LCUASS.  

 
 
 
 
 
 



MILLENNIUM GDP 

7-2                                        Section 7.Major Amd 9.FINAL Effective May 29, 2012 

7.3 ROUNDABOUTS 
 
7.3.1 Policy 
 
Roundabouts are often an effective tool for traffic 
management. They are used largely to reduce motor 
vehicle speeds, increase capacity level, increase 
safety, and to reduce noise and air pollution.   There-
fore, the use of roundabouts will be considered at 
arterial/collector street intersections. The City Engi-
neer shall approve the use and design of rounda-
bouts.   
 
7.3.2 Criteria 
 
The configuration of proposed roundabouts should 
be designed by a licensed professional engineer.   
The engineer must have previous experience in de-
signing roundabouts of comparable traffic capacity. 
Refer to the LCUASS roundabout design standards 
and required qualifications for the design engineer. 
 
7.4 STREET HIERARCHY 
 
7.4.1 Policy 
 
Vehicular circulation within the GDP is designed to 
provide safe, understandable, and convenient access 
to all sites. The design of these routes is an im-
portant feature of the GDP, providing pleasing cor-
ridors used in guiding visitors and employees to 
each village, to individual parcels, and to each 
Building. 
 
Primary access points to all sites are provided via an 
internal roadway system.  The hierarchy of road-
ways emphasizes view corridors and features curvi-
linear sections to create continuous visual interest. 
Coordinated landscaping along major roads and at 
driveway entrances is also emphasized.  
 
7.4.2 Criteria 
 
The following criteria address basic planning con-
cepts for arranging and designing arterial streets, 
collector streets, local streets, internal driveways, 
entry drives and service drives. 
 
Roadways within the GDP will be designed to meet 
the LCUASS – General Parameters and Technical 

Design Criteria of LCUASS, with the following ex-
ceptions: Street cross sections for specific types of 
streets shown on Maps 8 and 9 in Section 11 of this 
GDP, but not included in the LCUASS Suburban 
Arterials and Urban Character Village Streets shall 
be allowed, subject to approval by the City Engi-
neer.   

 
A. Arterial Streets provide access through the de-

velopment and connect directly with the prima-
ry perimeter roadways serving the surrounding 
area including US 34, Boyd Lake Ave., County 
Road 9, Rocky Mountain Avenue, County 
Road 24E and First Street. Arterial streets may 
be designed as divided or undivided, and fea-
ture streetscape and entryway landscaping  

 
B. Collector Streets provide direct access from the 

arterials streets to residential neighborhoods or 
development parcels, and connects them with 
the perimeter roadways and other internal 
roadways within the development. Collector 
streets feature secondary entryways where they 
connect with the perimeter roadways, US 
34/Eisenhower Blvd., Boyd Lake Avenue, 
County Road 9, Rocky Mountain Avenue, 
County Road 24E and First Street. Collector 
streets may be designed as divided or undivided 
roadways, and feature streetscape and entryway 
landscaping, similar to the arterial streets.  

 
C. Local Streets provide access to Lots and can be 

shared by several Lots.  
 
D. Entrance Drives provide direct access to indi-

vidual Building drop-off and parking areas.  
 
E. Service Drives provide access to loading and 

waste pick-up areas within individual sites or 
parcels.  Service drives are encouraged to be 
separate from entrance drives. 

 
7.5 TRAFFIC CALMING 
 
Traffic calming measures may be implemented on 
collector and residential streets, as needed (based 
upon a current Traffic Study), such as, but not lim-
ited to, mini roundabouts or traffic circles, street nar-
rowing, medians or other techniques, as approved by 
the City Engineer. 
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7.6 ALLEYS 
 
Alleys are allowed in mixed use areas and in resi-
dential neighborhoods. 
 
7.7 CUL-DE-SACS 
 
“Hammerhead” cul-de-sacs are allowed (See Figure 
7-1) in addition to standard cul-de-sacs. 

 
 
7.8 MEDIAN TREATMENTS 
 
Medians within public roadways are encouraged, but 
not required except in 4-lane arterial roadways. 
 
Median width will vary. Median width shall be ap-
proved by the City Engineer. 
 
Landscaped medians (except for medians within US 
34) shall be maintained by  the Centerra Metropoli-
tan District No.1, the Developer or an owners asso-
ciation designated by the Developer. The City will 
provide no maintenance for landscaped medians. 
 
 
 
 
 
 
 
 
 

7.9 EMERGENCY AND UTILITY ACCESS  
 
7.9.1 Policy 
 
Fire protection for the GDP is provided and adminis-
tered by the City Fire Department. Police protection 
is provided by the City Police Department. For these 
and all other services requiring emergency or 
maintenance access, convenient and appropriate 
routes should be easily discernible and, when appro-
priate, clearly marked.  
 
7.9.2 Criteria 
 
Provide access for fire, police, ambulance, and other 
emergency vehicles to buildings in accordance with 
Loveland Fire Department Development and Con-
struction Requirements. Such access shall be fully 
capable of supporting such vehicles.  

 
Temporary fire access roads, turnarounds and se-
cond points of access may be used as part of an ap-
proved phased project or imminent public street im-
provements.  Temporary access roads shall meet all 
other fire road access criteria. 
 
Provide unobstructed access to utilities, including 
easements when required.  

 
Where possible, connect emergency routes between 
adjacent properties.  
 
7.10 MASS TRANSIT FACILITIES  
 
7.10.1 Policy 
 
The Developer anticipates the need to provide mass 
transit facilities to serve the residents, shoppers, visi-
tors, and employees in the GDP. The plans include 
the integration of transit facilities within the GDP.  
Proposed facilities may include bus shelters along 
the arterials and possibly collectors in several areas 
throughout the GDP. Final locations of these facili-
ties will be determined as development progresses. 
Some Buildings and development areas may gener-
ate such high volumes of transit use that stops may 
be required in these specific areas. These facilities 
will not be required until such time that a transit 
provider serves the GDP. 

 
Figure 7-1 – Hammerhead Cul-De-Sac 
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7.10.2 Criteria 
 
Bus shelters shall be designed consistent with the 
architectural character for recognition purpose.  
Plans for bus shelters shall be approved by the future 
transit provider and by the Centerra DRC. 
 
In areas where transit facilities are fully exposed to 
climatic conditions the shelter shall be designed with 
a solid roof, enclosed on one or more sides, and pro-
vide seating within the protected area. Landscaping 
can also be used as wind breaks around transit facili-
ties. 
 
Bus shelters shall be of appropriate size based on the 
potential number of users within their intended ser-
vice area.  
 
Advertising on bus shelters and bus benches is pro-
hibited. 
 
Locate bus shelters in close proximity to commercial 
retail areas and other Buildings that generate high 
volumes of transit use. 
 
Locate bus shelters in close proximity to primary 
pedestrian walkways, which serve the surrounding 
businesses and neighborhoods. 
 
Where possible, locate bus shelters behind the side-
walk so that the sidewalk passes between the shelter 
and the street. 
 
In order to provide safe loading and unloading of 
buses, sidewalks shall be designed so that a paved 
surface is provided at both the front and rear doors 
of the bus when the bus is parked at the facility. Co-
ordinate design of these facilities with the transit 
provider.  (See Figure 7-2). 
 
7.11 RESTRICTED-ACCESS DRIVES AND 

SECURED ENTRIES  
 
7.11.1 Policy 
 
Some facilities may require secured entries in order  
to control access to an individual business or site. 
Such guardhouses and security gates shall be de 
 
 

 
signed and located to be as visually integrated with 
the site and the Primary Structures.    
 
7.11.2 Criteria 
 
Guardhouses shall be located within a landscaped 
island and be bordered with plantings of trees and 
shrubs 
 
Adequate stacking must be provided for cars enter-
ing a secured campus as determined by a Traffic 
Study. A minimum distance shall allow for at least 3 
cars to be stacked waiting to obtain clearance for 
entry, therefore, guardhouses must be located a min-
imum of 60 feet behind the stop bar on the access 
drive. Perimeter security fencing shall step back 
away from the access road to provide greater visibil-
ity for exiting traffic and to create a more welcoming 
appearance. 
 
Locate guardhouses so that crossing conflicts with 
major bicycle and pedestrian routes are minimized, 
and where queuing vehicles do not restrict visibility 
or cause hazardous conditions.  
 
Provide a distinct pedestrian walkway at secured 
entries that is separate from the travel lanes. 
 
Guardhouses shall meet the requirements of the 
Loveland Fire Department. 
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7.12 TRUCK TURNING REQUIREMENTS  
 
7.12.1 Policy 
 
Vehicle circulation shall be designed to provide safe 
and efficient turning movements for anticipated ser-
vice and emergency vehicles. Design of individual 
parcels to accommodate truck access shall meet reg-
ulatory requirements for turning areas without sacri-
ficing other important objectives of the Performance 
Standards, including minimizing pedestrian-vehicle 
conflicts, discouraging speeding, minimizing space 
devoted to street use, and relating roadways and oth-
er vehicle use areas to the site and natural topogra-
phy.  
 
7.12.2 Criteria 
 
Design roadway turning areas, especially those an-
ticipated for truck service and emergency vehicle 
access, to meet the required regulatory standards for 
minimum truck turning movements and area re-
quirements including those established by the fol-
lowing agencies and others as applicable, as amend-
ed from time to time:  
 
A.  City (LCUASS). 
 
B. Loveland Fire Department Development and 

Construction Requirements. 
 

C. Mass transit provider (if present). 
 
D. American Association of State Highway Trans-

portation Officials (AASHTO) - Standards for 
Turning Roadway Design (including minimum 
turning path dimensions)  

 
In general, design roadway-turning areas (for truck 
service and emergency vehicles) according to the 
following AASHTO standards:  
 
A. Turning areas anticipated for single unit truck 

or bus access (including entry drives, drop-offs, 
and parking areas) shall use SU-30 turning di-
mensions (including 42 ft. minimum outside 
turning radius)  

 
B. Minimum turning areas anticipated for semi 

trailer combination trucks access (with 40 ft. 

wheelbase) shall use WB-40 turning dimen-
sions (including 40 ft. minimum outside turning 
radius)  

 
C. Turning areas anticipated for larger semi trailer 

combination truck access (with 50 ft. wheel 
base) shall use WB-50 turning dimensions (in-
cluding 45 ft. minimum outside turning radius) 

 
D. Turning areas anticipated for emergency and 

fire truck access shall use B-40 turning dimen-
sions (including 42 ft. minimum outside turning 
radius) 

 
7.13 SIGHT TRIANGLES  
 
7.13.1 Policy 
 
Sites shall be designed so that plants and structures 
on the site do not interfere with the safe movement 
of motor vehicle traffic, bicycles or pedestrians.  
 
7.13.2 Criteria 
 
No plants, foliage, wall, fence or berm higher than 
twenty four (24) inches above the top of the curb 
shall be located within the sight distance triangle on 
any corner of the property adjoining an intersection.  
Sight distance triangles shall comply with the mini-
mum sight distance requirements defined by the 
LCUASS. 
 
7.14 PARKING LOTS 
 
7.14.1 Policy 
 
Parking lots shall be designed to be safe, efficient, 
convenient and attractive, considering use by all 
modes of transportation that will use the parking 
area (including cars, motorcycles, trucks, bicycles, 
and emergency vehicles). 
 
7.14.2 Criteria 
 
A. To the extent practical, pedestrians and vehicles 

shall be separated through provision of a side-
walk or walkway. Where complete separation of 
vehicles is not feasible, using landscaping, bol-
lards, special paving, lighting and other means 
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to clearly delineate pedestrian areas, shall mini-
mize potential hazards. 

 
B. Unobstructed vehicular access to and from a 

public street shall be provided for off-street 
parking spaces. 

 
C. Parking lots shall be designed so that backing 

and turning movements associated with parking 
layout will minimize conflicts with traffic, either 
on or off site.  

 
D. Parking lots with more than three parking spaces 

will provide adequate room to allow vehicles to 
turn around within the parking lot and enter an 
adjoining street in a forward direction. 

 
E. Parking stalls shall be clearly and permanently 

defined on the parking surface using asphalt 
paint. If an alternate method of defining parking 
spaces is desired it shall require approval from 
the City. 

 
F. Where parking stalls overhang (bumpers over-

hang) into a peripheral sidewalk area, the side-
walk shall have a minimum width of seven (7) 
feet.  

 
G. See also Section 6.28 for lighting requirements 

in parking areas. 
 
H. Landscaped islands with raised curbs shall be 

used to define parking entrances, ends of park-
ing aisles, the location of internal drives, and to 
provide pedestrian refuge areas and walkways, 
unless approved otherwise by the City. 

 
I. Parking, loading, maneuvering and driving areas 

shall be paved with asphalt, concrete or similar 
dust free material approved by the City.  

 
J. Loading and unloading facilities shall take place 

on site and not on public right-of-way. There 
shall be no backing of vehicles onto the public 
right-of-way from loading areas.  

 
K. Drive-up and drive-through lanes shall be segre-

gated from drive aisles and general parking are-
as. 

 

L. Parking is prohibited within Setback zones. Re-
fer to table 6-1 for Setbacks. 

 
M. Refer to Section 6.17 for parking lot screening 

requirements. 
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7.15 PARKING DIMENSIONS 
 
A. Parking lots shall be designed using the angles, 

layout and dimensions as indicated in the figure 
and tables below, unless otherwise approved by 
the City. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 7-3 

 
Standard Vehicle 

A B C D E F G 
0° 8 23 8 23 20 12 
30° 8.5 20 17.4 17 20 15 
45° 8.5 20 20.2 12 20 15 
60° 9 19 21 10.4 24 20 
90° 9 19 19 9 24* 20** 

Compact Vehicle 
A B C D E F G 
0° 7.5 19 7.5 19 20 12 
30° 7.5 16.5 14.8 15 20 15 
45° 7.5 16.5 17 10.6 20 15 
60° 8 16 17.9 9.2 24 20 
90° 8 15 15 8 24* 20** 

A. - ANGLE OF PARKING  
B. - STALL WIDTH  
C. - STALL LENGTH  
D. - STALL DEPTH  
E. - CURB LENGTH  
F. - TWO-WAY DRIVE WIDTH OR DOUBLE  
       LOADED DRIVE WIDTH 
G. - ONE WAY DRIVE WIDTH OR SINGLE  
       LOADED DRIVE WIDTH 
* When garages are located along a driveway and are 
  opposite other garages or buildings, the driveway 
  width must be increased to 28 ft. 
** When an overhang is allowed to reduce stall depth,  
 aisle width must be increased to 22 feet. 

 Under special conditions these dimensions could 
 Be varied with the City Engineer’s approval. 
 Stall length can be reduced by 2’ when over- 
 hang is provided. 
 For handicapped spaces, width shall be 13’ with  
 ramp access to walks. 
 
B. Adequate turn around and backing areas shall 

be provided without disruption of circulation or 
parking facilities. 

 
C. Parking spaces located across from each other, 

on opposite sides of a drive lane, should be lo-
cated at the same angle to the drive lane. 

 
D. Angle parking located on a drive lane with one 

common exit and entrance is discouraged, un-
less the angle of the parking space is ninety 
(90) degrees to the direction of travel. 

 
7.15.1 Break Up Large Parking Lots 
 
A. Large parking lots shall be divided into smaller 

sections by using landscape separators. Each 
section shall contain a maximum of two hun-
dred (200) parking spaces.   Landscape separa-
tors shall have a minimum width 15 feet (exclu-
sive of sidewalks).   (See Figure 7-4.) 

 
 
B. Landscape separators shall contain, as a mini-

mum, one deciduous or evergreen tree per 700 
square feet of landscapable area, or one tree per 
35 lineal feet, whichever results in a greater 
number of trees.  Trees can be planted formally 
or informally in groupings. 

 
Figure 7-4 – Break Up Large Parking Areas 
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C. For parking lots with more than forty (40) spac-
es, parking bays shall extend no more than fif-
teen (15) parking spaces without an intervening 
tree, landscape island or landscape peninsula.  
(See Figure 7-5). 

 
7.16 COMPACT CAR PARKING 
 
7.16.1 Criteria 
 
A. Parking spaces designated for compact cars 

shall be at least eight (8) feet wide and fifteen 
(15) feet long.  

 
B. Compact car spaces should be clustered in-

groups. The groups should be evenly distribut-
ed throughout the parking lot. However, com-
pact car spaces should not be placed within the 
most accessible or highest turnover areas, such 
as directly in front of the building near the main 
entrance. 

 
7.16.2 Policy  
 
A. Be no more than twenty (20) percent of the to-

tal number parking spaces in each lot;  
 
B. Compact car spaces shall be identified with a 

‘C’ symbol. The compact car demarcation 
should be 2 square feet in size, be located at the 
rear of each compact car space and be clearly 
legible.  

 
 

7.17 PARKING RATIOS 
 
7.17.1 Policy 
 
Adequate parking shall be provided to support indi-
vidual projects within the GDP.  If a specific use is 
not discussed the Parking Ratio will be determined 
on a case-by-case basis with Centerra DRC and City 
approval.   
 
If development is within 1650’ of an existing transit 
facility the minimum-parking ratio may be reduced 
subject to City approval. 
 
In the event that a previously approved development 
is converted to a different land use, the number of 
existing and/or added stalls for the applicable use(s) 
shall meet the requirements of these Performance 
Standards.  
 
Refer to Sections 9 and 10 for Parking Ratios in 
MUNs and residential neighborhoods.  Refer to Sec-
tion 6.16 for parking areas that exceed the recom-
mended ratio. 
 
7.17.2 Minimum Off-Street Parking Criteria  
 
Alzheimers Care Facility: 1 space for every 3 beds, 
plus 0.5 spaces per Employee on a major shift. 
 
Assisted Living Facilities: 1 space for every 3 beds, 
plus 0.5 spaces per Employee on a major shift. 
 
Athletic/Fitness/Recreation Facilities: 1 space/300 
gross square feet of Building Floor Area. 
 
Automotive Sales / Auto Dealerships: 1 space for 
every 450 gross square feet of Floor Area. 
 
Bar/Tavern: 1 space for every 100 gross square feet 
of Floor Area. 
 
Call Center: 6 spaces per 1,000 gross square feet of 
Building Floor Area. 
 
Clinics: 1 space for each examination or treatment 
room plus 1 space for every 2 Employees or health 
care providers. 
 

 
 

Figure 7-5 – Landscape Islands 
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Colleges/Universities in a Campus Setting: 1 space 
for each Employee plus 1 space for every 5 students. 
 
College/Universities in a Non-Campus Setting (for 
non-traditional commuting students including adult 
education, professional and/or technical training, 
continuing education, etc): 1 space for each class-
room seat plus one space for each shift Employee. 
 
Commercial/Retail Uses: 1 space/ 300 gross square 
feet of Building Floor Area. 
 
Congregate Care Facilities and Congregate Care 
Housing Developments: 1 space for every 3 beds, 
plus 0.5 spaces per Employee on a major shift. 
 
Convenience Store: One space for every 200 gross 
square feet of Floor Area. 
 
Corporate Campus (Office/R & D labs without light 
manufacturing or distribution): 1 space per 250 
gross square feet of gross Building Floor Area. 
 
Corporate, Professional, and Multi-Tenant Offices: 
1-space/250 gross square feet of Building Floor Ar-
ea. 
 
Entertainment Facilities and Theatres: 1 space for 
every 3 seats in the principal place of assembly. 
 
Fast Food Restaurant / Drive-Ins: 1 space for every 
100 gross square feet of Floor Area. 
 
Financial Services and Institutions: 1 space for 
every 250 gross square feet of Floor Area. 
 
Flex Research and Development (Flex Office with 
light manufacturing):3 space per 1,000 gross square 
feet of Building Floor Area.  
 
Hospitals: 2 parking spaces per bed plus one park-
ing space per 300 square feet of outpatient clinics 
and service areas. 
 
Hotel/Conference Center: 1 space/room x .80 (plus 
.75 space per daytime Employee).  
 
Independent Living Communities: 1 space per unit 
plus one space for each major shift Employee. 

Indoor Recreational Facilities (Not Including The-
aters or Auditoriums): 1 space for every 200 gross 
square feet of Floor Area. 
 
Light and Heavy Manufacturing / Industrial Activ-
ities: 1 space for every 450 gross square feet of 
Floor Area or 1 for every 2 Employees, whichever is 
greater. 
 
Medical Offices and Clinics: 1 space for every 200 
gross square feet of Floor Area. 
 
Medical Laboratories: 1 space for every 450 gross 
square feet of Floor Area. 
  
Night Clubs: 1 space for every 4 seats plus two 
spaces for every 3 Employees on the maximum shift. 
 
Nurseries / Child Care Centers: 1-parking space for 
each 450 gross square feet of Floor Area. 
 
Nursing Care Facilities, Continuing Care Retire-
ment Community: 1 parking space for every 3 beds 
plus one space per 2 major shift Employees. 
 
Places of Worship: 1 space for every 4 seats in the 
principal place of assembly. 
 
Public and Private Schools – Elementary: 2 spaces 
for each classroom. 
 
Public and Private Schools - Senior High: 1 space 
for each 3 seats in the auditorium or principal place 
of assembly. 
 
Public and Private Schools - Junior High: 2 spaces 
for each classroom. 
 
Restaurant: 1-space/3 seats or 10 spaces/1000 gross 
square feet, whichever is greater. 
 
Showroom Warehouse: 5 spaces for every 1,000 
gross square feet of Floor Area. 
 
Wholesale Commercial Uses/Warehouses: 1 space 
per 1,000 gross square feet for the first 100,000 
gross square feet of Floor Area plus 1 space for eve-
ry 5,000 gross square feet after the first 100,000 
gross square feet. 
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7.18 ON-STREET PARKING 
 
On-street parking will be allowed and encouraged on 
most residential local and residential collector streets 
to facilitate guest parking for houses and businesses 
fronting on those streets. On-street parking may not 
be counted to satisfy the minimum parking quanti-
ties described above unless approved by the Centerra 
DRC and the Director. 
 
7.19 MOTORCYCLE PARKING 
 
Motorcycle parking areas shall be paved with con-
crete, and signs shall be provided designating the 
area for motorcycle parking only.  
 
A paved area measuring 9’ x 18’ will accommodate 
two motorcycles. 
 
Parking lots with over 250 spaces shall provide 1% 
of total spaces as motorcycle parking. Parking lots 
with between 40 and 250 spaces shall provide a min-
imum of two motorcycle parking spaces. Parking 
lots with less that 40 spaces are not required to pro-
vide motorcycle parking spaces. 
 
7.20 SHARED PARKING 
 
Shared Parking will be allowed in situations where 
the individual land uses which share the parking 
spaces have differing peak parking demand times. A 
business or structure shall be allowed to share a 
maximum of 20% of its parking with another use. In 
these situations a parking demand study shall be 
prepared by a professional traffic engineer and sub-
mitted by the applicant documenting that the hours 
of actual parking demand for the proposed uses will 
not conflict and those uses will be served by ade-
quate parking if Shared Parking reductions are au-
thorized. 
 
Shared Parking will also be allowed in situations 
where a business constructs additional parking that 
is above and beyond what is required to comply with 
the minimum parking standards. For example, the 
business is required to provide 100 spaces to meet 
the minimum standards, but the business builds 125 
spaces. If agreed to by both parties, the excess 25 
parking spaces may be shared with one or more ad-
jacent businesses. A Shared Parking agreement shall 

be submitted with the Development Project, and rec-
orded so that it will run with the land. 
 
7.21 PARKING FOR FACILITIES WITH 

MULTIPLE WORK SHIFTS 
 
A. Businesses with overlapping work shifts shall 

supply adequate on-site parking to accommodate 
the required parking for the total of the number 
of overlapping Employees. 

 
B. Shifts changes shall be staggered so as to reduce 

the number of additional spaces required. 
 
C. A parking management plan shall be submitted 

to the Centerra DRC and to the City for approv-
al.  

 
7.22 TRUCK TRAILER PARKING  
 
Areas designated for semi trailer and large truck 
parking and loading shall be screened from view 
using architectural walls or a combination of land-
scaping, berming and walls.  See Section 6.21.  
 
Except during initial site construction, no parking is 
allowed for permanent or temporary storage of 
trucks, trailers, buses or semi-mobile equipment, 
with the exception of moving vans, etc., when in 
use. 
 
7.23 PARKING STRUCTURES 
 
Design of Parking Structures shall be such that they 
are minimized visually by earthen embankments and 
by limiting the overall height of the structure relative 
to the principal building. Maximum height of Park-
ing Structures shall be forty-five feet (45') but never 
taller than the principal Building.  
 
Proposed Parking Structures require specific ap-
proval from the City. Approval will be contingent, in 
part, upon trip generation and traffic loads generated 
by the proposed development and the development 
infrastructure’s capacity to handle the parking.  
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7.24 INTERIM PARKING LOTS 
 
On-grade interim parking must be paved with an all 
weather material. It must be replaced with the per-
manent use within 24 months unless the City grants 
an extension. Internal parking lot landscaping is not 
required for interim parking areas.  Perimeter land-
scape treatments shall be consistent with the land-
scape requirements for permanent parking lots. (See 
Figure 7-6). 
 
 

 
 
 
 
 
7.25 HANDICAPPED ACCESS/PARKING/ 

SIGNS 
 
7.25.1 Policy 
 
The GDP is intended to be equally accessible to 
handicapped and non-handicapped persons, and 
owners and Applicants are expected to meet or ex-
ceed all requirements of the Americans with Disabil-
ities Act (ADA), 1996, and all amendments thereto, 
in the design and development of individual parcels, 
sites, Buildings, and facilities.  
 
Provide equal access in a manner that integrates 
handicapped-accessibility with ordinary accessibil-
ity, rather than separately.  
 
 

7.26 BICYCLE PARKING  
 
7.26.1 Policy 
 
Except as allowed for in these standards, bicycle 
parking shall conform to the LCUASS and shall be 
provided within each commercial, retail, business, 
office, industrial, civic and multi-family residential 
Lot to encourage and accommodate alternative 
transportation modes.  
 
7.26.2 Criteria 
 
A. Bicycle parking facilities shall be located so as 

to provide safety, security and convenience for 
bicycle riders. Such facilities shall not interfere 
with, and be located a safe distance from, pe-
destrian and motor vehicular traffic.  
 

B. Generally, a minimum number of bicycle park-
ing spaces shall be provided, equal in number 
to five (5) percent of the total number of auto-
mobile parking spaces provided by the devel-
opment, but not less than two (2).  Develop-
ments Projects, which require 350 or more au-
tomobile parking spaces, a minimum of 16 bi-
cycle parking spaces shall be provided. Devel-
opment Projects such as these will be reviewed 
on a case-by-case basis by the City to determine 
the potential need for bicycle racks.  

 
C. Garages may be used to satisfy needs for bicy-

cle parking for Residential Uses. 
 
D. Bicycle parking facilities should be located out-

side of a vehicular or pedestrian way and be 
protected and separated from motor vehicle 
traffic and parking lots by either a three (3) foot 
separation distance or a curb or other physical 
barrier.  

 
E. For security reason bicycle-parking areas 

should be located so they are highly visible 
from Building entrances and convenient for 
Employees, yet not generally visible from 
roadways. 
 

F. Bicycle parking facilities shall be designed to 
allow the bicycle frame and both wheels to be 
securely locked to the parking structure. The 

Figure 7-6  -  Interim Parking Lot 
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structure shall be of permanent construction 
such as heavy gauge tubular steel and perma-
nently attached to the pavement foundation.  

 
G. If the bicycle facility is to be used at night it 

should be sufficiently illuminated. See Section 
6.28 for minimum foot-candles required for bi-
cycle parking areas. 

 
H. Provide protection from the elements. Specific 

considerations include the following:  
 

1. Shelters and bike lockers are encouraged 
but not required. Protected overhangs in-
corporated into a Building’s design are a 
desirable solution.  

2. Shelter design and materials should com-
pliment the architectural design of the pri-
mary Building. 

 
7.27 PEDESTRIAN CIRCULATION 
 
7.27.1 Policy 
 
Pedestrian and bicycle networks shall be designed to 
invite walking and bicycle use throughout the devel-
opment, and to connect with regional systems in the 
area. Individual parcels and sites shall be integrated 
with the overall design to form a comprehensive 
network within the GDP.  (See the Conceptual 
Amenity Map component of the GDP). 
 
Pedestrians should be separated from vehicles and 
bicycles. Where complete separation of pedestrians 
and vehicles and bicycles is not possible, potential 
hazards shall be minimized through the use of tech-
niques such as special paving, grade separations, 
pavement markings, signs, striping, bollards, median 
refuge areas, traffic calming features, lighting or 
other means to clearly delineate pedestrian areas, for 
both day and night use. 
 
7.27.2 Criteria 
 
Sidewalks and/or pedestrian paths shall be con-
structed and located in order to:  
A. Provide a system of pedestrian movement to 

points both on and off site;  
 

B. Provide a logical link between the origins and 
destinations of pedestrian traffic;  

 
C. Provide a direct, convenient, safe, and visible 

pedestrian path between parking area and 
Building entrance.  

 
D. Be constructed to channel storm water resulting 

from minor storm events away from the trav-
eled surface to eliminate ponding on sidewalks 
and paths.  

 
E. Paving materials shall be visually compatible 

with the architecture, durable, easily main-
tained (allow for snow removal), Non-slip, and 
accessible to the handicapped. Special paving 
materials such as interlocking brick color con-
crete pavers or colored and textured concrete 
and other similar materials are encouraged. 
Mortared brick paving is discouraged.  

 
F. Sidewalks will be provided along public streets 

within the development. Walks on some local 
streets may be eliminated if duplicated by a 
nearby (within 150’), generally parallel trail.  

 
G. Walks along public streets that are considered 

to be primary trails may be increased in width 
and provided on one side of the street only. 

 
H. Continuous pedestrian walkways shall link 

street sidewalks (public sidewalks) with cus-
tomer/visitor building entries through individu-
al sites. At a minimum, walkways shall connect 
focal points of pedestrian activity such as, but 
not limited to, transit stops, street crossings, 
building and store entry points, and shall fea-
ture adjoining landscape areas for no less than 
fifty (50) percent of the length of the walkway.  
It is preferable that these connections be located 
within Open Space areas. Where it is necessary 
for the primary pedestrian access to cross drive 
aisles, parking lots, or internal roadways the 
pedestrian crossing shall emphasize and place 
priority on pedestrian access and safety. The 
material and layout of the pedestrian access 
shall be continuous as it crosses the driveway, 
with a break in continuity of the driveway pav-
ing and not in the pedestrian access way. The 
pedestrian crossings must be well marked using 



ACCESS, CIRCULATION AND PARKING      

Section 7.Major Amd 9.FINAL Effective May 29, 2012  7-13  

low maintenance pavement treatments (such as 
scored concrete with an appropriate size score 
pattern of “human scale”), colored concrete, 
pavers, brick or other similar materials) and 
signs, striping, lighting, traffic calming tech-
niques, median refuge areas or landscaping.  

 
I. Where pedestrians and bicyclists share walk-

ways, the pedestrian/bicycle system shall be de-
signed to be wide enough to easily accommo-
date the amount of pedestrian and bicycle vol-
umes that are anticipated. A minimum width of 
eight (8) feet shall be required and shall meet 
American Association of State Highway and 
Transportation Officials (AASHTO) guidelines, 
Guide for Development of Bicycle Facilities, 
August 1991, or any successor publication. Ad-
ditional width may be required to accommodate 
higher volumes of bicycle and pedestrian traf-
fic. 

 
J. Design sidewalks around non-residential and 

Multi-Family Dwellings, parking areas, and 
along all public and private roadways, to be 
constructed of concrete and have an unobstruct-
ed width of no less than five feet (5').  

 
7.27.3 Retail Pedestrian Circulation 
 
In addition to the criteria listed in Section 7.27, retail 
areas shall provide the following: 
 
A. Continuous pedestrian walkways, no less than 

five feet (5’) in width, shall be provided from 
the public sidewalk or right-of-way to the prin-
cipal customer entrance of all principal Build-
ings on a site.  Walkways shall connect focal 
points of pedestrian activity such as, but not 
limited to, transit stops, street crossings, build-
ing and store entry points, and shall feature ad-
joining landscaped areas that include trees, 
shrubs, benches, flower beds, ground covers or 
other such materials for no less than fifty (50) 
percent of the length of the walkway. 

B. Sidewalks, no less than eight (8) feet in width, 
shall be provided along the full length of the 
building along any façade featuring a customer 
entrance, and along any façade abutting public 
parking areas. Where appropriate, sidewalks 
shall be designed to accommodate landscaping, 

which could include some or all of the follow-
ing: foundation plantings, planting areas not at-
tached to the building, tree wells, flower pots, 
etc.).  

 
7.28 RECREATIONAL TRAILS 
 
7.28.1 Policy 
 
Recreational trails should be planned to minimize 
conflicts with other modes of circulation, and engi-
neered to meet performance characteristics of their 
identified uses. In general, pedestrian and bicycle 
trails should provide linkages between recreational 
and Open Space amenities.  Facilitation and/or de-
velopment of trails may be required of individual 
tract Applicants/owners in accordance with the Gen-
eral Conditions and Special Conditions.   
 
See also the Conceptual Amenity Map (Section 11, 
Map 2) for conceptual trail locations. Exact trail lo-
cations will be determined with future subdivision 
plats and building permit applications. 
 
Trails shown on the GDP maps will be ten feet in 
width and will be constructed of either concrete or 
an alternative soft pavement system (such as crush-
er- fines).  
 
Refer to the LCUASS for design of public trails. 
 
Trails should be universally accessible. Grades up to 
5% can be used on standard trail sections (intersec-
tions should have grades below 3%).  Grades above 
5%, however, will not be considered accessible to 
wheelchair users.   
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SECTION 8 
NON-RESIDENTIAL ARCHITECTURAL 

STANDARDS 
 
8.1 DESIGN PRINCIPLES  
 
The goal of the non-residential architectural stan-
dards is to provide design standards that promote a 
high quality of life through the design of an inte-
grated community.  It is the desire to provide flexi-
bility for architectural design and optimize site and 
Building functions, while achieving and maintaining 
a sense of design integrity through the development.  
The design of each parcel will be assessed for its 
suitability, site context, and intent toward the long-
term vision and commitment to the community.  
 
These standards shall apply to development within 
the GDP unless they are in conflict with standards in 
Section 9 (MUN) or Section 10 (Residential). 
 
8.2 ARCHITECTURAL CHARACTER 
 
The architectural character is intended to reflect a 
sense of high quality and timeless design. The lan-
guage will be one that fits with the land and sur-
rounding community. The materials will reflect the 
quality and the forms will reflect the timeless de-
sign. 
 
These standards are intended to promote the design 
of an urban environment that is built to human scale 
to encourage attractive street fronts and other con-
necting walkways, while also accommodating ve-
hicular movement.  
 
Materials and forms will be selected to achieve the 
following goals: 
 
A. Create a timeless design that has enduring 

forms and qualities. 
 
B. Include a variety of finishes, textures and com-

plimentary colors. 
 
C. Provide state-of-the-art technologies that meet 

the needs of an advanced technology user 
group. 

 

D. Develop images that are culturally relevant, fit 
within the context of the Loveland community 
the immediate surroundings and that are appro-
priately designed for the intended land use. 

 
E. Provide a high level of craftsmanship in the 

construction of new developments. 
 
F. Encourage creative design while maintaining 

the integrity of the culturally relevant design. 
 
G. Design and build with maintenance in mind. 

Establish a maintenance framework that en-
sures a continuing high level of quality in the 
future.  

 
8.3 SPECIFIC SITE DESIGN 
 
Building design shall contribute to the uniqueness of 
a village, neighborhood, and/or the community with 
predominant materials, elements, features, color 
range and activity areas tailored specifically to the 
site and its context. In the case of a multiple Build-
ing development, each individual Building shall 
include predominant characteristics shared by all 
Buildings in the development so that the develop-
ment forms a cohesive place within the village. 
 
8.4 MATERIALS AND COLORS 
 
In developing a continuity of image, it is important 
to establish a palette of image creators that will de-
scribe and reinforce the gradual evolution of image.  
Some of the design elements that will be used to 
create continuity are described below: 
 
8.4.1 Building Materials 
  
Exterior materials shall be chosen for their suitabil-
ity, durability, visual continuity and context.  
 
Building materials  and color shall fit within their 
context.  Please see Section 8.4.2 for a list of Build-
ing materials. 
 
Building materials shall be selected to provide a 
variety of textures per Building facade, provide vis-
ual balance and avoid an excessive variety of mate-
rials. 
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Building materials shall provide greater visual and 
textural interest at Building entrances, architectural 
opportunities and areas that are highly visible to the 
public. 
 
Building materials should generally absorb light 
rather than reflect light. 
 
8.4.2 Approved Building Materials 
 
A. Brick. 
B. Textured and/or ground face concrete block, 

with integral color.  
C. Textured architectural precast panels, painted 

and/or cast-in textures. 
D. Site-cast or precast concrete panels, painted 

and/or cast-in textures. 
E. Wood. 
F. Natural stone and synthetic stone products. 
G. Architecturally integrated metal wall panels. 
H. Stucco. 
I. Glazing – less than 65% reflectivity. 
J. Smooth face concrete block, used in combina-

tion with other textural materials. 
K. Other similar high quality materials, specifi-

cally approved by the City and the Centerra 
DRC. 

 
8.4.3 Prohibited Materials and Treatments 
 
Exposed neon or color tubing is prohibited except 
within approved signs. 
 
8.4.4 Building Colors 
 
Color palette should consider rich hues and a cohe-
sive, unified theme throughout each planned devel-
opment. 
 
Monochromatic color schemes are discouraged. 
  
Accent colors to be compatible with base colors and 
used appropriately. 
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Figure 8-3 
 
Figure 8-5 

 

igures 8-1 through 8-6 are examples of several ways to 
ack Building facades, providing mass breaks, material ch
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Figure 8-6 
 
reduce the apparent mass of a Building by stepping 
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Figure 8-7 

 
Figure 8-8 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 8-9 

 
Figure 8-10 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figures 8-6 through 8-12 are examples of designing for human scale at ground level for Building exposures 
relative to Building entrances, site entrances, parking areas, view corridors and landscape/site features.

 
Figure 8-11 

 
Figure 8-12 
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Figure 8-14 

 
Figure 8-13 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 8-15 

 
Figure 8-16 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 8-18 

 
Figure 8-17 

 
Figure 8-13 through 8-18 represents examples of pleasing roof treatments including: stepped parapets; com-
bination flat and sloped roofs; and full pitched roofs, all of which are acceptable treatments.  Special roof 
form should be visible from major viewpoints. 
 

Section 8.Final.6-13-06 8-5  



MILLENNIUM GDP 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 

Figure 8-20

 
 

Figure 8-19

 

 
 

Figure 8-22 

 
 

Figure 8-21 

 
Figures 19-24 are examples of base and top treatments. 

 
 

Figure 8-24 

 
 
 
 
 
 
 
 
 
 

 
 

Figure 8-23 
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8.5 FAÇADE TREATMENT  
 
In order to add architectural interest and variety 
and avoid the effect of a single, long or massive 
wall with no relation to human size, the following 
standards shall apply:  
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8.5.1 Variation in Massing - General Stan-
dards: 

 
A single, large, dominant Building mass shall be 
avoided. 
 
Horizontal masses shall not exceed a height/ width 
ratio of 1 vertical to 3 horizontal without substan-
tial variation in massing that includes a change in 
height and projecting or recessed elements of a 
significant nature. 
 
Changes in mass shall be related to entrances, the 
integral structure and/or the organization of inte-
rior spaces and activities. 
 
8.5.2 Large Retail Establishments:  
 
“Large Retail Establishments” (buildings with 100 
foot or longer front facade) are required to comply 
with the architectural design standards of this Sec-
tion 8, as well as the following additional require-
ment:  
 
Ground floor facades for Large Retail Establish-
ments that have abutting pedestrian side-
walks/plazas shall have arcades, display windows, 
entry areas, trellis, awnings or other such features 
along no less than fifty (50) percent of their hori-
zontal length. 
 
Facades greater than one hundred (100) feet in 
length, measured horizontally, shall incorporate 
wall plane projections or recesses having a depth 
of at least 4 feet and extending at least twenty (20) 
percent of the length of the facade. No uninter-
rupted length of any facade shall exceed 30% of 
the façade’s total length, or one hundred (100) 
horizontal feet, whichever is less.  
 
 
 

8.5.3 In-Line Retail Stores:  
 
In-Line Retail stores are required to comply with 
the architectural design standards of Section 8, as 
well as the following additional requirements: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In-Line Retail uses shall incorporate Building 
components, such as columns, arcades, covered 
walkways, canopies, awnings and trellises which 
emphasize and denote its connecting pedestrian 
circulation patterns. (See Figure 8-25). 

 
 

Figure 8-25 -  In-Line Retail 

 
In-Line Retail uses shall incorporate seating and 
pockets of outdoor living areas that provide resting 
areas. 
 
8.5.4 Facades 
 
No facade that faces a public street or publicly 
accessed or Open Space shall have a blank feature-
less wall without including at least three (3) of the 
following:  
 
A. Change in plane. 
B. Change in color. 
C. Change in texture, scoring, jointing, reveals 

or masonry pattern. 
D. Windows. 
E. Trellises, colonnades 
F. Porticos, awnings or canopies. 
G. Tower elements 
H. Establish Building Bays using visual archi-

tectural features such as:  
1. Columns.  
2. Ribs or pilasters.  
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3. Piers and fenestration pattern.   
4. Or an equivalent element that subdivides 

the wall into human scale proportions.  
 
A single element may not be used to satisfy all of 
the above requirements. 
 
Side and rear facades of the Building shall include 
materials and design characteristics consistent with 
those on the front. Use of inferior or lesser quality 
materials for side or rear facades shall be prohib-
ited except where facades are not visible from the 
public right of way or public or Common Open 
Space. 
 
Service entrances shall be planned to be visually 
unobtrusive to site entries, Building entrances, and 
public right-of-ways. 
 
Screen wall materials to be similar or complimen-
tary to Building materials.  
 
8.5.5 Awnings 
 
Awnings shall be broken down to relate to indi-
vidual structural Building Bays or window open-
ings.  
 
Awnings and/or canopies on primary and/or acces-
sory structures shall not be constructed of translu-
cent materials that “glow” if internally illuminated. 
 
8.6 BASE TREATMENTS  
 
Facades shall have a recognizable “base” consist-
ing of three (3) or more of the following, (see Fig-
ures 8-19 through 8-24): 
 
A. Thicker walls, ledges or sills.  
B. Integrally textured materials such as stone, 

masonry, or aggregate concrete.  
C. Integrally colored and patterned materials 

such as smooth-finished stone or block.  
D. Lighter or darker colored materials, mullions 

or panels as compared to the upper façade. 
E. Scoring / reveals. 
F. Belly Band. 
G. Modular store front on first floor. 
H. Change in window pattern on first floor as 

compared to upper floor(s). 

I. Raised planters attached or closely related to 
building – 20% of horizontal length of  front 
facade.  

J. Berming against base of building – 30” mini-
mum height. 

K. An equivalent element that provides a recog-
nizable base as approved by the Centerra 
DRC and administratively by the City. 

 

 
Figure 8-26 - Example of an architectural style 

(Target) that is more appropriate without a base. 
Example of integrated metal panels 

 

 
 

Figure 8-27 - Example of modular store front on 
first floor 
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Figure 8-28 - Example of change of window pat-
tern on first floor as compared to upper floor(s) 
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Figure 8-29 - Example of a “Belly Band” which 

defines the line between floors 
 

8.7 ROOF AND TOP TREATMENTS 
 
8.7.1 Policy 
 
Crown the Building with a distinctive cap de-
signed to cap the top of the Building. 
 
Continuous flat parapets are prohibited, unless it 
can be demonstrated that facade massing breaks 
and other treatments create visual interest at the 
top of the Building. 
 
Promote roofscaping diversity. Combination 
sloped and flat roofs create a pleasing ‘roofscape’ 
(Figures 8-13 through 8-18). 
 
Rooftop mechanical units, dishes, and other mis-
cellaneous equipment shall be screened from pub-

lic view including surrounding public right-of-
ways, surrounding public or Common Open Space 
and neighboring properties or they must be an in-
tegral part of the building design.  Parapets or 
other architectural screening solutions shall be 
used. Screen material shall be of the same or com-
patible material texture and color to the Building 
architecture. Screening shall be equal to or taller 
than the element being screened unless specifically 
approved by the Centerra DRC and administra-
tively by the City.  
 
Integrated roof forms and mechanical screens are 
required. 
 
Roof forms of porte cocheres, where used, shall be 
integrated with the roof forms of the primary 
Building.  In no case shall a porte cochere be taller 
than the primary Building. 
 

 
8.7.2 Top Treatments for Buildings  
 

 

 
 
Figure 8-30 – Sloping roof forms may be 
used to satisfy the requirements for both 

“Building entrances” and “top treatments” 

Non-residential Buildings with a flat roof shall 
have a recognizable “top” consisting of two (2) the 
following, (see Figures 8-19 through 8-24): 
 
A. Three dimensional cornice treatment, other 

than just colored “stripes” or “bands,” with 
integrally textured materials, such as stone or 
other masonry or differently colored material. 

 
B. Sloping roof forms as a top treatment (see 

Figure 8-30). 
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C. Stepped cornice treatment (min of 2 steps). 
 
D. Or an equivalent element that provides a rec-

ognizable top as approved by the Centerra 
DRC and administratively by the City. 

   
8.8 BUILDING ENTRANCES 
 
8.8.1 Policy 
 
Primary Building entrances shall be clearly de-
fined and provide shelter from the summer sun and 
winter weather.  Building materials shall be se-
lected to provide greater visual and textural inter-
est at Building entries.  Entrances shall be de-
signed to integrate the wall signs with the design 
of the structure. 
 
8.8.2 Criteria 
 
Primary entrances shall be easily identifiable to 
both the vehicular visitor as well as the pedestrian 
(Figures 8-10, 8-11 and 8-17). 
 
Building address(es) shall be clearly visible from 
the public right-of-way, as well as at the entrance 
of each door. 
 
Architectural Articulation shall be evident at pri-
mary entrances.  Textural and massing changes are 
required for visual interest as well as promoting 
the “human scale.” 
 
Primary entrances shall be protected from ele-
ments of weather. 
 
Landscape features shall be provided at Building 
entrances, such as plazas, gardens, benches, land-
scape walls and /or artwork.  (See Figures 8-7, 8-
12 and 8-14). 
 
Each principal building on a site shall have clearly 
defined, highly visible customer entrances featur-
ing the following: 
 
A. Customer entrances for “In-Line Retail”, or 

attached retail, shall feature no less than three 
(3) of the items listed below: 

 

B. Customer entrances for Buildings of less than 
25,000 gross square feet  (excluding “In-Line 
retail) shall include no less than five (5) of the 
items listed below: 

 
C. Customer entrances for Buildings having 

25,000 gross square feet, or more, shall in-
clude no less than seven (7) of the items listed 
below: 

 
D. Where additional stores will be located in the 

principal building, each such store shall have 
at least one (1) exterior customer entrance, 
which shall feature no less than three (3) of 
the items in the following list: 

 
1. Canopies, overhangs or porte cocheres. 
2. Recesses/projections. 
3. Arcades, porticos. 
4. Raised cornice parapets over the door. 
5. Peaked roof forms at entryway. 
6. Arches. 
7. Color change. 
8. Texture change. 
9. Material change. 
10. Door(s) which provide a focal element at 

the entrance (see Figure 8-31). 
11. Functional outdoor patios. 
12. Windows which occupy an area of no less 

than two times the area of the entrance 
door(s). 

13. Architectural details such as tile work, 
moldings, exposed trusses, columns and 
other similar details, which provide inter-
est and are integrated into the Building 
structure and design. 

14. Integral planters or wing walls that incor-
porate landscaped areas and/or places for 
sitting or enhanced landscaping. 

15. Special features such as a sculpture, a wa-
ter feature, or a similar element (excluding 
features or images which are trademarked 
or in some way related to a specific busi-
ness such as a logo). 
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8.9 ENCROACHMENTS 
 
All encroachments into a public right-of-way shall 
be subject to an encroachment permit.   
 
8.10 BUILDING MASSING/SCALE 
 
Buildings shall relate well to each other, to the 
site, and adjacent properties. 
 
Taller Buildings (4 stories or more) shall be 
stepped back or shall provide significant mass 
breaks to decrease the apparent mass of the build-
ing. Wider, longer buildings shall be stepped or 
broken in elevation by combination of massing 
breaks, color changes and/or material changes (See 
Figure 8-32). 

 
8.11 ACCESSORY BUILDING  
 

 
 

Figure 8-32 - Facades on Buildings of 4 stories 
or more can be broken by a combination of 

massing breaks and/or material changes.  Note 
the massing breaks which create the illusion of a 

stepped back appearance 

 
 
Figure 8-31 – Door(s) which provide a 
focal element at the entrance 

Accessory Buildings shall be similar in character 
and materials as primary Buildings, (see Figure 8-
33).  
 
Location of Accessory Buildings shall be master 
planned with initial site plan for City approval. 
 
 

 
 

 
 

Figure 8-33  -  Accessory Buildings shall be 
Similar in Character and Materials as Primary 

Building 
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8.12 TEMPORARY USES/STRUCTURES 
 
Temporary structures are intended to provide a 
short-term location for: companies that wish to 
occupy future Buildings within the GDP; for sea-
sonal uses, construction trailers; or for interim / 
preliminary expansions to existing facilities. 
 
A temporary structure can be in place during the 
entitlement process and/or during construction of 
the permanent structure(s).  
 
Temporary structure(s) will be located on lots with 
approved building permit applications (or pending 
approval). If it is not possible to locate the tempo-
rary structure on a lot with an approved building 
permit (due to construction processes or other rea-
sons) the structure shall be located on a lot imme-
diately adjacent, or in close proximity to, the per-
manent structure’s lot. 
 
Refer to Table 8-1 for temporary use/structure re-
quirements. 
 
8.12.1 Criteria 
 
A. Temporary structures (excluding seasonal 

uses and construction trailers) shall be proc-
essed as a Type 1 zoning permit.  Seasonal 
uses and construction trailers must obtain an 
over-the-counter permit. 

 
B. Architectural elevations of temporary struc-

tures shall be approved administratively by 
the City. 

 
C. Landscaping for temporary structures shall be 

approved administratively by the City and 
will be negotiated with the City on a case-by-
case basis. 

 
D. Driveways and parking lots for temporary 

structures (excluding those for construction 
trailers) shall be surfaced with an all-weather, 
dust-free material, dust-free material (such as 
asphalt, concrete, or recycled asphalt) as nec-
essary to meet the project traffic and emer-
gency vehicle access and circulation needs.  
Construction trailers shall provide driveways 
and parking areas paved with an all weather 

material that meets the City’s emergency ve-
hicle and construction access requirements. 
 

E. Parking Ratios shall comply with Section 
7.17.  

 
F.  One or more temporary structures may be 

constructed on a Lot, provided that the gross 
square footage of temporary structure(s) on a 
single lot does not exceed 3000 gross square 
feet.  

 
G. Temporary structures/uses shall be permitted 

within all of the land use categories as de-
fined by the GDP.    

 
H. Temporary structures must meet the require-

ments of the Americans with Disabilities Act 
(excluding temporary structures which are not 
open to the general public). 
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S

Temporary structures may not be used as a 
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dwelling.  
 
Construction trailers, seasonal stands (i.e., Christ-
mas tree stands, firework stands, pumpkin stands, 
farmers markets, etc.) will be permitted, but are 
not required to conform to the architectural and 
landscape requirements of the GDP. However, 
where possible these uses should be located so that 
public views of the temporary use is softened by 
existing landscaping. 
 
Development applications which include tempo-
rary structures shall submit the following: site plan 
indicating location of temporary structure, existing 
and proposed site features surrounding the pro-
posed structure and architectural elevations (ex-
cept elevations are not required for construction 
trailers).  
 
8.12.2 Temporary Structure Uses 
 
Uses permitted in temporary structures are: 
 
A. Offices and clinics. 
B. Banks, savings and loan, and finance compa-

nies. 
C. Personal service shops. 
D. Seasonal Uses. 
E. Churches. 
F. Child Care Centers. 
G. Government or Semipublic uses. 
H. Public and Private Schools, Education, Uni-

versities. 
I. Printing Shops. 
J. Plumbing, electrical, carpenter and other 

similar trade shops. 
K. Homes sales/information. 
L. Construction Trailer. 
M. Other similar uses not listed herein as deter-

mined by the Community Development Di-
rector. 

 
8.12.3 Temporary Structure Requirements 
 
Temporary Structures shall meet the following 
requirements: 
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8.13 DRIVE THROUGH FACILITIES 
 
Covered drive-up/drive-through facilities or porte-
cocheres, whether attached or freestanding, shall 
be visually tied to the primary Building in archi-
tectural forms, colors and materials. 
 
Mechanical equipment, such as pneumatic tubing 
and other similar equipment, shall be hidden from 
view. 
 
Drive-through driveways are subject to the parking 
lot screening requirements. (see Section 6.17)  
 
 
8.14 CONVENIENCE STORES AND GAS 
STATIONS 
 
Convenience Stores and gas stations shall comply 
with all applicable GDP conditions and Perform-
ance Standards and, to the extent the GDP does 
not provide a standard or condition relating to a 
particular review criterion, with any applicable 
criterion of the Municipal Code.  
 
Canopies shall not exceed a 24 foot height.  Cano-
pies shall be architecturally integrated with the 
Convenience Store Building and other Accessory 
Structures on the site through the use of the same 
or complementary materials, design motif and col-
ors.  (See Figure 8-34).  Lighting fixtures or 
sources of light that are a part of the underside of 
the canopy shall be fully recessed into the under-
side of the canopy so as not to protrude below the 
canopy ceiling surface. The materials and color 
used on the underside of the canopy shall not be 
highly reflective, with the intent of minimizing the 
amount and intensity of light, which reaches be-
yond the site boundaries. The lighting criteria in 
Section 6.28 including the maximum of ten (10) 
footcandles shall apply to all areas below the can-
opy. 

 

 
 

Figure 8-34  - Integrated Canopies 
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SECTION 9 
RESIDENTIAL MIXED-USE NEIGH-

BORHOODS 
 
9.1 PURPOSE 
 
MUNs included in the GDP are intended to provide 
a setting for a mix of housing types.  Residential 
uses may be combined with complementary and 
supporting land uses that serve and operate in har-
mony with the residential elements of a MUN.  Per-
formance Standards included in this section apply to 
all areas designated on the GDP as MUNs, and only 
to these areas.  The primary goals of these MUNs 
are to: 
 
A. Meet a wide range of everyday needs.  
 
B. Include a variety of housing choices.  
 
C. Invite walking to gathering places, services and 

conveniences; and  
 
D. Provide convenient links to the larger commu-

nity.   

9.2 OVERVIEW OF NEIGHBORHOOD 
PLANNING PRINCIPLES 

 
This GDP is intended to facilitate the creation of 
distinct MUNs within the context of an overall 
community identity that will complement existing 
neighborhoods in the City while establishing their 
own unique traditions, environment, and character. 
These MUNs are to comprise dwellings and related 
uses designed to serve a diverse population.  MUNs 
will have definable Edges, Centers, walks and trails, 
Open Spaces, and will respect views and vistas. 
This will help to create a sense of place where land 
uses, landform, and community identity will be in-
tegrated. A MUN is made up of a group of sub are-
as, or Immediate Neighborhoods (see Figure 9-1). 
Each Immediate Neighborhood will include one or 
more housing types, and – in some circumstances – 
complementary non-residential uses.  Planning 
principles to be used in the design of MUNs in the 
GDP will emphasize the following: 
 

9.2.1 Pedestrian Orientation 
 
A. At least 80% of the residential Dwelling Units 

of each MUN will be within a five to seven 
minute walk (1,650± feet) of a Center such as a 
pocket park (or larger public park), village 
green, plaza, garden, Urban Character Village, 
or other community gathering area; and within 
two to three minutes (660± feet) of at least one 
of the Common Open Space elements de-
scribed in Section 9.5.11 A, B, and D.   

 
B. Collector and arterial streets will feature de-

tached walks with formal tree lawns, a mini-
mum 6 feet in width, except where site condi-
tions or special design needs (Urban Character 
Villages for example) indicate the need for an 
alternative.  

 
C. A trail system will be integrated with other 

public walkways to link housing areas, Open 
Spaces, and Centers. 

9.2.2 Links 
 
Efficient and convenient vehicular and pedestrian 
links will connect residents with planned Centers 
(as described above) within the MUNs and to other 
non-residential areas in the GDP that provide ser-
vices to these MUNs.  

9.2.3 Neighborhood Identity 
 
Neighborhood identity will be defined by elements 
such as Edges, entry features, streetscape treat-
ments, architectural compatibility, Centers and/or 
other unique design elements. 

9.2.4 Land Uses 
 
A. A variety of housing types will be provided in 

each MUN. 
 
B. The integration of certain non-residential uses 

such as schools, churches, daycare, Live/Work 
Structures, small-scale offices, clinics, and 
other neighborhood scale services will be en-
couraged in easily accessible locations. 
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9.3 CREATION OF EACH MUN  
 

The creation of each MUN involves these steps: 

9.3.1 Parcel Maps 
 
The Parcel maps, included in Section 11 of the 
GDP, define the general geographic boundaries of 
each MUN.  Geographic features approximate five 
minute walking radii, and anticipated collector 
street patterns are among the factors that determine 
general MUN size and shape at the GDP level. 

9.3.2 MUNs 
 
MUNs are further defined by a number of more in-
timate sub-areas - or Immediate Neighborhoods - 
identified through the Preliminary Plat process.  In 
some cases (see Land Use Standards Section 9.5 
below), a Preliminary Plat will be supplemented 
with a Context Diagram indicating planned relation-
ships between the Immediate Neighborhoods that 
comprise a MUN. 

9.4 PERMITTED USES 
 
As listed in detail in Section 1, a variety of housing 
types, civic/public uses, parks and recreational uses, 
accessory uses, and a limited number of commercial 
uses are permitted as Uses-by-Right or Special Re-
view in the MUNs included in this GDP. 

9.5 LAND USE STANDARDS 
 
9.5.1 Neighborhood Context 
 
The Applicant for any Preliminary Plat in a MUN 
shall show how the Preliminary Plat will contribute 
to the make-up of that MUN. The Applicant shall 
submit – for review by the City, in conjunction with 
the Preliminary Plat approval process - a possible 
configuration (or alternative configurations) for the 
entire MUN on a Context Diagram, or reference an 
existing Context Diagram provided with a previous 
Preliminary Plat and on file with the City.  This di-
agram shall include:  
 

A. Potential land uses (other existing or anticipat-
ed Immediate Neighborhoods). 
 

B. Pedestrian and vehicular circulation patterns.  
 
C. Common Open Space areas.  
 
D. Landscape standards for the affected MUN. 
 
E. Schematic drainage and utility systems.  
 
F. The general pattern of Lots and blocks and no-

tations regarding anticipated unit orientation to 
help assure compatibility within and adjacent 
to Immediate Neighborhoods. 

 
G. Other general planning considerations within 

the remainder of the MUN.  
 
H. Linkages to areas immediately adjacent, im-

portant views and vistas, and any Environmen-
tally Sensitive Areas (as identified with this 
GDP) located within 300 feet of the MUN 
shall also be included.  

 
I. Demonstration of compatibility with existing 

adjacent uses. 
 
J. The Context Diagram shall clearly indicate 

which elements are schematic and subject to 
change with future Preliminary Plats, and 
which elements are considered to be conditions 
of approval of the concurrent Preliminary Plat 
application.  

 
K. The intended uses and potential use conver-

sions that are the basis of the assumptions 
made in designing the proposed (or alternative) 
Lot sizes and site configurations. Housing 
types allowed shall be indicated specifically on 
each lot included in the currently proposed Pre-
liminary Plat area, and in general for future de-
velopment within the MUN. 
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9.5.2 Allowed Uses 
 
Uses allowed in MUN’s shall be as listed in Section 
1.3.10 of this GDP. 

9.5.3 Density/Intensity 
 
A. Residential development in designated MUNs 

shall have a maximum density within the over-
all MUN of six (6) Dwelling Units per gross 
acre of land except for Sub Parcel D4 which 
may be developed to an overall density of 
twenty (20) dwelling units per gross acre of 
land   

 
B. Any individual phase of development included 

on a single plat within an MUN may include 
up to a maximum of 40 Dwelling Units per 
gross acre of residential land in and Urban 
Character Village, subject, however, to the 
maximum density for the overall MUN set 
forth in Subsection 9.5.3.A, the maximum  
number of Dwelling Units for each GDP Parcel 
as set forth on Maps 4, 5, 6, and 7 in Section 
11 of the GDP, and in Table 9-1. 

 
C. Density may be transferred between MUNs. 

However, the density within any given MUN 
may not vary by more than 10% over the over-
all approved density for said MUN.  The over-
all total number of units approved for this GDP 
may not be exceeded. 

9.5.4 Mix of Housing 
 
A range of the permitted housing types is required – 
as described in Section 9.5.5, Neighborhood Diver-
sity below - in a MUN, unless determined by the 
applicant and the Current Planning Manager to be 
impractical due to site specific circumstances. Se-
lections from the following list of housing types 
shall be used to satisfy this requirement: 
 
A. Single Family Detached Dwellings. 
 
B. Patio Homes and Zero Lot Line Homes. 
 
C. Single-Family Attached Dwellings. 

D. Live/Work Structures (within Urban Character 
Villages). 

 
E. Multi-Family Dwellings which may include 

one or more of the following: 
 

1. Multi-family condominiums. 
2. Apartments. 
3. Senior Housing of a Residential Nature. 
4. Extended Stay Housing. 
5. Co-Housing. 
6. Other housing types meeting the definition 

of Multi-Family Dwellings. 
 

F. Boarding Horses and Rooming Houses.  

9.5.5 Neighborhood Diversity 
 
The following criteria are intended to promote vari-
ety within a MUN. 
 
A. Lot sizes and dimensions and/or other Building 

orientation and architectural elements are al-
lowed to be varied between different housing 
types to avoid monotonous streetscapes. 

 
B. A MUN of 30 or more acres may not be com-

prised only of single-family homes.  Each such 
MUN of 30 or more acres shall include Town-
homes, Multi-Family Dwellings, additional at-
tached housing types, or other alternatives to 
single-family lots. 

 
1. A minimum of two (2) housing types (as 

listed in Section 9.5.4 above) shall be re-
quired on any Preliminary Plat of thirty 
(30) or more Net Acres.  

 
2. A minimum of three (3) housing types, in-

cluding at least one (1) attached or multi-
family housing type are required in any 
MUN of sixty (60) or more gross acres, 
and/or on any Preliminary Plat including 
sixty (60) or more Net Acres. 

 
 



RESIDENTIAL MIXED-USE NEIGHBORHOODS      
 

Section 9. Minor Amd 9.10 FINAL May 15, 2017                    9-5  

Each housing type used to meet the minimum num-
ber of required housing types in the development, 
shall constitute at least 10% of the total number of 
units included in that Preliminary Plat.  Additional 
housing types may be provided without regard for 
this percentage requirement.  
 
If more than one type of Multi Family Dwelling is 
provided, each shall be considered as a different 
housing type (A MUN comprising single family, 
apartments, and extended stay housing, for example 
would be providing three (3) housing types). 
 
If Single Family Detached Dwellings are the only 
housing types included in the mix, then the differ-
ence between the average lot size for each type of 
Single Family Detached Dwelling shall be at least 
two thousand (2,000) square feet. 

9.5.6 Lot Pattern 
 
The Lot size and layout pattern for MUNs shall be 
designed to allow Buildings to face streets or to face 
landscaped areas with connecting walkways.  Lots 
on the same block face shall orient to the adjacent 
street or connecting walkway in a manner that will 
establish a compatible pattern of building and entry 
orientation (a block face may have variety in orien-
tation, but may not arbitrarily combine fronts, 
backs, and sides of homes). 

9.5.7 Street Frontage 
 
Staggered Setbacks, Alleys, front yard picket fenc-
es, or architectural features - such as porches, bay 
windows, recessed garages, or other forms of Archi-
tectural Articulation - that provide variety and inter-
est along residential streetscapes shall be utilized. 
The methods used to achieve streetscape variety and 
interest shall be noted on each Preliminary Plat. 
 
Single Family Detached Dwellings with garages 
protruding in front of a porch or the main living 
area of the house shall not dominate the streescape 
of any block. The intent is to minimize the visual 
impacts of garages and emphasize the front entries, 
porches and living areas of the houses. 
 

When Single Family Detached Dwellings occur on 
a block face with an average frontage per unit of 45 
feet or less, not more than eight (8) such detached 
units may occur in an uninterrupted row, unless 
otherwise approved by the Current Planning Man-
ager.  A row of units may be interrupted by a street, 
landscaped pedestrian walkway, view corridor, 
pocket park, natural area, or other Common Open 
Space type as described in 9.5.10.   

9.5.8 Colors and Materials 
 
Exterior finish materials shall be primarily wood, 
masonry (such as brick, stone, or higher quality tex-
tured concrete masonry units), composition lap sid-
ing, or other compatible materials. With applicable 
Preliminary Plats, a pallet of colors shall be provid-
ed for each Immediate Neighborhood and utilized 
within that area.  Alternative, contrasting colors 
may be used for trim and details.  The Current 
Planning Manager may approve additional colors, 
or substitute colors. 

9.5.9 Urban Character Villages 
 
A. One or more Urban Character Villages of at 

least one half acre, but not exceeding 20 acres 
(excluding any adjacent school or public park 
sites), shall be allowed within MUNs.  Urban 
Character Villages (excluding any adjacent 
school or public park sites) shall not comprise 
greater than 25% of any MUN. 

 
B. An Urban Character Village shall be allowed 

to locate as follows: 
 

1. In the interior of a residential area, provid-
ed that local or collector street connections 
allow convenient pedestrian and bicycle 
access to the Urban Character Village; or 

 
2. Along arterial streets, spaced at least 3/4 

mile apart, and designed to provide con-
venient, and safe access from the adjacent 
neighborhood. 
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C. Overall Design and Access.  Specific design 
standards are included below in Section 9.7 
Standards for Specific Housing Types. The 
design of Urban Character Villages – although 
at a greater level of intensity than the surround-
ing residential areas – shall be integrated with 
the neighborhood by respecting (but not neces-
sarily matching) the design, scale, and materi-
als of nearby residential Buildings; providing 
convenient auto and/or pedestrian linkages 
from surrounding residential areas; creating 
usable outdoor gathering spaces; orienting 
Building entrances to streets, court-
yards/plazas, and/or small (side or rear) park-
ing lots; and, complementing architectural 
themes and character of nearby Immediate 
Neighborhoods.  

 
D. Outdoor Spaces.  A publicly accessible out-

door space such as a small park, village green, 
plaza, pavilion, courtyard, or garden, shall be 
included within or adjacent to every Urban 
Character Village to provide space for outdoor 
gatherings, neighborhood events, and recrea-
tion.  

9.5.10 MUN Open Spaces 
 
In addition to meeting the definitions of Private 
Open Space and Common Open Space in Section 
13, MUN open spaces have the function of provid-
ing aesthetic and/or recreational focus for the Im-
mediate Neighborhood and MUN.  At least 30% of 
the areas of each MUN in the GDP will be included 
in Open Space – with at least one half of that mini-
mum area (15% of the MUN) devoted to Common 
Open Space areas.  At least one acre/100 Dwelling 
Units will be provided as functional Open Space 
comprising multi-use turf play fields, community 
gardens, dog parks, common accessible lakefront 
areas, trail corridors, plazas, pavilions, picnic areas, 
benches, or other features for residents to enjoy. 
Facilities for the conveyance, detention, and water 
quality treatment of storm water may be integrated 
into Open Spaces.  The design of such facilities 
shall not result in slopes or structural features that 
conflict with the intended recreational and/or civic 
purposes of the Open Space area. 

Each MUN in the GDP will include Open Play Ar-
eas as described in “A” below, and include or have 
direct access (within 660 feet) to, at least two other 
open space types (B through F) as described on the 
following list: 

 
A. Open Play Areas: Play areas typically includ-

ing a reasonably flat, open area with dimen-
sions of at least 80 x 100 feet.  Planted and 
sloped areas may present additional or alterna-
tive recreational opportunities. 

 
B. Recreational Facilities: Play structures, picnic 

facilities, sport courts, pools, or other con-
structed amenities may be appropriate, depend-
ing on the site opportunities and so-
cial/economic characteristics of the residents. 

 
C. Natural Areas:  Whether pre-existing on a site, 

or created by development, Open Spaces with a 
more natural character can have value as wild-
life habitat as well as forms of outdoor recrea-
tion. 

 
D. Pedestrian Corridors: Narrow Open Spaces 

can have considerable value when they provide 
convenient pedestrian routes to nearby destina-
tions, or provide links for jogging or other rec-
reational pursuits. 

 
E. Plazas:  Focal/gathering points in more intense 

development areas are appropriate for small 
open areas that may combine hardscape and 
landscape materials and features in a variety of 
ways. 

 
F. Gardens:  Common Open Spaces including 

specific planting areas with a special theme or 
function can add interest and identity to a 
neighborhood. 

9.5.11 Landscape Design & Materials 
 
As an alternative to City guidelines and Perfor-
mance Standards, specific landscape design criteria 
may be developed for each MUN and approved as 
alternative compliance by the Current Planning 
Manager.  Additional or alternative plant species – 
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beyond those included in the City Standards – may 
be used as appropriate to the site-specific conditions 
in the GDP. 
 
The overall design theme in the MUNs within the 
GDP is to be based on a fairly informal/natural 
character perimeter and arterial streetscape treat-
ment, interior local and collector streets character-
ized by formal street trees, and a number of small 
parks and Open Spaces with a variety of character-
istics.  Unless limited by auxiliary turn lanes or oth-
er specific constraints, formal tree lawns shall be a 
minimum of 6 feet wide on streets classified as col-
lectors or arterials, and on local residential streets of 
28 feet or less. 
 
Landscape design shall incorporate some or all of 
the following xeriscape principles, including: 
 
A. Grouping plants with similar water require-

ments together; 
 
B. Limiting high-irrigation turf and plantings to 

high-use and/or high visibility areas; 
 
C. Use of low-water demanding plants and turf 

where practical; 
 
D. Use of indigenous plant materials, where ap-

propriate and practical; 
 
E. Use of efficient irrigation systems, including 

the use of non-potable irrigation water;  
 
F. Use of mulches and soil improvements; and 
 
G. Provision of programs for regular and attentive 

maintenance. 
 
9.5.12 Accessibility 
 
Pedestrian connections shall allow residents of sur-
rounding blocks to gain access safely and easily to 
all Common Open Spaces – except certain Envi-
ronmentally Sensitive Areas – within the MUN.  
 

9.5.13 Ownership and Maintenance 
 
Parks or other outdoor spaces may be dedicated to a 
public agency or be privately owned and maintained 
by the Applicant or an owners association. Public 
acceptance of such parks or outdoor spaces into the 
publicly owned system of open lands will be based 
on specific negotiation on an individual site basis.    

9.6 ACCESS AND CIRCULATION 
 
9.6.1 Automobile, Bicycle and Pedestrian Cir-

culation 
 
Automobile, bicycle, and pedestrian circulation sys-
tems in the MUNs in the GDP will be based on the 
concepts of multiple links between adjacent neigh-
borhoods, convenient access to jobs and services, 
and limiting extraneous through traffic from neigh-
borhoods. 

9.6.2 Access Performance Standards 
 
Access Performance Standards will include: 
 
A. Access ways between neighborhoods will not 

be limited to only those absolutely necessary to 
serve the property. 

 
B. Roadways in MUNs will be designed to meet 

the LCUASS Standards – General Parameters 
and Technical Design Criteria, with the fol-
lowing exceptions: 

 
1. Street cross sections for specific types of 

streets included with this GDP, but not 
included in LCUASS (Suburban Arterials 
and Urban Character Village Streets – 
including center medians where 
appropriate - for example) shall be 
allowed, subject to approval by the City 
Engineer. 

 
2. The design speed shall exceed the posted 

speed by 5 mph on all collector roadways.  
The minimum design speed on collector 
roadways shall be 30 mph, except within 
Urban Character Villages, where the de-
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sign speed for local or collector streets 
may be 25 mph, and the posted speed 20 
mph. 

 
C. Roundabouts will be considered at arteri-

al/collector intersections. 
 
D. Key access points from arterials will be as in-

dicated on the GDP.  Additional – possibly 
limited movement – access points will be con-
sidered subject to provision of a Traffic Study 
and approval of the City Engineer. 
 

E. Traffic calming measures may be implemented 
on collector and residential streets, as needed 
(based upon a current Traffic Study), such as, 
but not limited to, small roundabouts or traffic 
circles, street narrowing, medians or other 
techniques. 
 

F. Collector and local streets will facilitate access 
between MUNs and common destinations for 
residents. 

 
G. On-street parking will be allowed and encour-

aged on most residential local and residential 
collector streets to facilitate guest parking for 
houses fronting on those streets.  However, - 
except in Urban Character Villages - required 
parking shall be provided exclusively off-
street, with the corresponding public street 
constructed primarily to accommodate vehicu-
lar traffic.  

 
H. On-street bike lanes will be optional for all 

local streets and for collector streets with 
ADT’s of less than 1000. 

 
I. Alleys are encouraged. 
 
J. Required fire access (20 feet unobstructed) 

may be provided through public streets, Alleys, 
private drives or a combination of those ac-
cessways. For buildings with a height greater 
than 30 feet, measured to the eave of the tallest 
roof surface, required access is minimum 26 
feet unobstructed.” 

 
K. “Hammerhead” cul-de-sacs are allowed. 

L. Parking within cul-de-sac bulbs is permitted, 
but will not be required if three or more park-
ing spaces (not including tandem driveway 
spaces) per Dwelling Unit with frontage only 
on the cul-de-sac bulb provided. 

 
M. Shared parking - including on-street parking in 

Urban Character Villages - in mixed-use areas 
shall be encouraged. 

 
N. Setbacks for off-street parking areas of more 

than six spaces shall be the same as the Set-
backs for the associated housing type (see Ta-
ble 9-2), except that no Setback shall be re-
quired from Alleys, for tandem parking in front 
of residential garages, or for limited “drop-off” 
areas. 

 
O. “Hybrid” Parking Programs (allowing bike 

parking, alternative modes, shared parking op-
portunities, or other means of reducing parking 
demand) will be defined for each preliminary 
plat including an Urban Character Village 
where on-street parking is used to meet parking 
requirements for work/business uses. 

 
P. Bicycle parking for nonresidential uses shall be 

provided based on the anticipated demand of 
the uses served. 

 
Q. Garages may be used to satisfy needs for bicy-

cle parking for Residential Uses.  In multi-
family areas or other cases where not all the 
required automobile parking is provided in 
garages, bike parking at a rate of 8% of the re-
quired number of open-air automobile parking 
spaces (total required parking, less the number 
of garage spaces provided) shall be provided. 

 
R. Walks and trails in residential neighborhoods 

shall be used in combination to create a viable 
pedestrian circulation system. 

 
S. Walks on some local streets may be eliminated 

if duplicated by a nearby (within 150 feet), 
generally parallel trail.  Walks along public 
streets that are considered to be primary trails 
may be increased in width and provided on one 
side of the street only.  
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Table 9-1 – Residential Minimum Open Space, Building Height,  
Dwelling Unit Per Acre Ratio, Lot Coverings 

 
Land Use Minimum Open 

Space* Required  
Maximum 
Height of 

Buildings and 
Structures** 

Maximum Dwelling 
Units per Gross 

Acre+ 

Max. Building 
Coverage  (cov-
erage of individ-
ual lots, not en-
tire platted area) 

MUNs as a whole 30% of the total 
mixed-use neigh-

borhood; including 
min. 1ac./100 d.u. 

Common Open 
Space 

By Housing 
Type 

6  
(except sub-parcels 
D-4 which may de-

velop at 20) 

By Housing Type 

Urban Character 
Village 

10%  40 feet 40 90% 

Multi-Family 
Dwellings  

20% 60 feet 20 ++ 60% 

Single Family At-
tached Dwellings 

15% 40 feet 16 85% 

Patio Homes, Zero 
Lot Line Homes 

15% 35 feet 8 65% 

Single Family De-
tached Dwellings 

20% 35 feet 6 50% 

     
+ Overall gross density of MUNs in the GDP (except D4) shall not exceed 6 Dwelling Units per acre.  Density 

of individual development phases (Preliminary Plats) shall not exceed 20 Dwelling Units per gross acre (ex-
cept as described below in footnote ++) or 40 Dwelling Units per gross acre in an Urban Character Village.  
Residential density within 300 feet of the centerline of Boyd Lake Avenue North of Frank Road in Subparcels 
C-1 and C-2 shall not exceed two and one half (2.5) Dwelling Units per gross acre. Residential density within 
300 feet of the County Road 3 right-of-way and along a portion of the north property boundary of Subparcel 
A5 shall not exceed three (3) Dwelling Units per gross acre. 

 
++        Maximum density for Multi-Family Dwellings in certain Subparcels is 30 units/acre. See Section 11, Maps 4 

through 7 for specific Subparcels where this maximum is allowed.  
 
 
* At least ½ of the required Open Space (15% of the MUN) shall be Common Open Space.  See Section  
              9.5.10 for additional details regarding various types of neighborhood Open Spaces. 

 
** Certain architectural elements may exceed the height maximums listed here.  See Section 13 definition for 

Building Heights. 
 

Note: The Open Space and Coverage percentages and densities listed may be adjusted administratively by up to 
10%, as long as the intent and total number of units allowed in the GDP is respected. 
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Table 9-2 – Residential Minimum Setbacks 

 
 MINIMUM SEPARATION FROM 

Land Use Side Prop-
erty Line* 

I-25 & 
US 34 
ROW 

Arterial 
Street 
ROW 

Collector 
Street 
ROW 

Local Street 
ROW & 
Private 

Road (back 
of curb) 

+ 

Alley 
ROW 

Primary 
Structure  

to  
Accessory 
Structure 

Common 
Open 
Space 

Urban Character 
Village Struc-
tures* 

0’ 80’ 40’ 0’ 0’ 0’ 0’ 0’  

Multi-Family 
Dwellings 

15’ 
 

80’ 40’ 14’ 14’ 14’ 6’ measured 
between 

eaves 

0’ 

Ancillary Dwell-
ing Units 

Same as primary structure or as separately designated below  

Single Family 
Attached Dwell-
ings 

Side-0’, 
Corner Side-

14’, 
Rear-4’, 

 

80’ 40’ Front –14’ 
Garage 

door -20’ 
from back 

of walk 

Front-14’ 
Garage door 

-18’+ 

Structure - 
6’ 
 

Garage- 
< 3’ or  
> 18’ 

6’ measured 
between 

eaves 

0’ 

Patio Homes, 
Zero Lot Line 
Homes 

**Side- 0’, 
Corner 

Side - 14’, 
Rear-8’, 

 

80’ 40’ Front –14’ 
Garage 

door -20’ 
from back 

of walk 

Front-14’ 
Garage door 

-18’ + 

Structure - 
6’ 
 

Garage- 
< 3’ or  
> 18’ 

6’ measured 
between 

eaves 

0’ 

Single Family 
Detached Dwell-
ings 

Side-5’, 
Corner 

Side- 14’,  
Rear-10’, 

 

80’ 40’ Front –14’ 
Garage 

door -20’ 
from back 

of walk 

Front –14’ 
Garage door 

-18’  
+ 

Structure - 
6’ 
 

Garage- 
< 3’ or  
> 18’ 

6’ measured 
between 

eaves 

0’ 

Other Housing 
Types 

Side-5’, 
Corner 

Side – 14’, 
 Rear – 10’ 

 

80’ 40’ Front – 14’ 
Garage 

door – 20’ 
from back 

of walk 

Front – 14’ 
Garage door 

– 18’ 
+ 

Structure - 
6’ 
 

Garage- 
< 3’ or  
> 18’ 

6’ measured 
between 

eaves 

0’ 
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*The minimal Setbacks along street frontages in Urban Character Villages are contingent upon: 

• Provision of utility easements of at least 14 feet along rear Alleys. 
• The architectural and other design standards outlined below.  
 

**If a zero foot side yard Setback is proposed, adequate utility, maintenance and access easements shall be provided on the Lot adja-
cent to the zero foot (0’) setback. 
 
Separation between principal Buildings and Accessory Structures shall be 6 feet minimum between eaves, except where 0 feet is noted 
above. 

 
Urban Character Village setbacks shall apply to any housing types (Multi-Family Dwellings, Townhomes, etc.) and other uses includ-
ed within the Urban Character Village as defined on the applicable Preliminary Plat. 

 
0 feet side and rear yard Setbacks apply to Single Family Attached Dwellings, Single Family Detached Dwellings and Patio 
Home/Zero Lot Line Homes; and are to be considered in conjunction required separation from “Other Buildings” as noted in this 
table.   Assured distances between Buildings shall result in an “assumed” property line meeting Building Code requirements for 
Building separation, and allow non-rated construction accordingly.   
 
+ Setbacks to garage doors facing public streets (except Alleys) shall be 20 feet minimum from back of walk.  
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9.7 ENCROACHMENTS PERMITTED 
INTO THE MINIMUM SETBACKS 

 
The following features shall be allowed within the 
minimum required Setbacks subject to the require-
ments of Section 7.13 Sight Triangles: 
 
A. Landscaping and irrigation including trees and 

shrubs and other features of natural growth subject 
to planting offsets from utility lines as required by 
the City. 

 
B. Fences or walls subject to height and other re-

strictions stated in this GDP and, if applicable, 
the City code. 

 
C. Driveways and sidewalks.  
 
D. Utilities  

1. Underground Utilities including service lines 
2. Aboveground Utilities including meters, 

ground mounted air conditioning units, satel-
lite dishes and similar appurtenances as long 
as they are located so as to minimize visual 
intrusion and front yard lamp post fixtures. 

 
E. Architectural features that do not extend more 

than two feet into a minimum required setback, 
including but not limited to cornices, canopies, 
awnings, eaves, gutters and downspouts.  The to-
tal linear distance of these projections shall not 
exceed 50% of the length of the applicable side of 
the building. 

 
F. Architectural design embellishments that do not 

extend more than two feet into a minimum re-
quired setback, including but not limited to bay 
windows, balconies and similar sized cantilever 
floor areas. The total linear distance of these pro-
jections shall not exceed 50% of the length of 
the applicable side of the building. 

 
G. Chimneys, flues and residential ventilating ducts 

that do not extend more than two feet into a min-
imum required setback. The total linear distance 

of these projections shall not exceed 50% of the 
length of the applicable side of the building. 

 
H. Open outside stairways, necessary landings 

together with railings that do not extend more 
than five feet into a required front or rear set-
back and/or not more than two feet into a 
minimum required side setback. 

 
I. Covered porches, covered or uncovered 

decks, terraces and patios attached to a dwell-
ing that do not extend more than five feet into 
a minimum required rear setback. 

 
J. Window wells that do not extend more than 

three feet into a minimum required setback 
and/or private side yard drainage easement. In 
side yard locations the encroachment is al-
lowed as long as there is sufficient space to 
accommodate the drainage flows between the 
abutting lots. 

 
K. One-story detached accessory structures used 

as tool and storage sheds, playhouses and 
similar uses, (provided the floor area does not 
exceed 80 square feet) shall be allowed to en-
croach in a REAR YARD SETBACK so long 
as the accessory structure is a minimum of 5’ 
from the rear property line and does not en-
croach in the minimum side yard setbacks. 

9.8 STANDARDS FOR SPECIFIC 
IMMEDIATE NEIGHBORHOOD 
HOUSING TYPES 

 
The following pages include basic architectural 
standards, Height and Setback limitations, parking 
requirements, and other Performance Standards for 
the various housing types and Urban Character Vil-
lages anticipated in the Immediate Neighborhoods 
that will comprise the MUNs in the GDP.  General 
standards applicable to all housing types include: 
 
A. Immediate Neighborhoods – and even individu-

al blocks within Immediate Neighborhoods – 
may comprise more than one housing type. 
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B. While a variety of Building types may co-exist 
on the same block, the elements that define ar-
chitectural character – scale, form, entryways, 
building materials, and colors – should be coor-
dinated, but not rigidly consistent within any 
given Immediate Neighborhood. The use of ver-
tical siding shall be discouraged on homes of 
less than 2000 square feet of above grade floor 
area except when used in limited applications 
for accents and/or on small architectural fea-
tures. 

 
C. On any given block face no more than 15% of 

residential lots, which are served by an Alley, 
shall be permitted street loaded access to a gar-
age.  This requirement shall also – apply to at 
least 65% of Single Family Attached Dwellings 
and Multi-Family Dwelling units located on lots 
adjacent to Alleys.  The Director may allow the 
above-required percentages to be reduced in or-
der to allow implementation of a unique or de-
sirable housing type that would otherwise be 
hampered by this requirement. 

 
D. On Single Family Detached lots less than 65’ in 

width the following criteria shall apply: 
 

1. Homes with garage doors that are visible 
from a public street as part of the front 
building face shall have garages that meet 
one of the following three conditions: 

a) A garage door shall be recessed from the 
front façade of the living portion of the 
house a minimum of 4’ or, 

b) A garage door shall be recessed from the 
front of a covered porch a minimum of 4’ 
or, 

c) A garage door may extend forward of ei-
ther the living portion of the house or the 
front of a covered porch a maximum of 4’ 
provided the front elevation of the house 
includes a front porch that is a minimum of 
6’ wide.  
 

2. Homes with three car garages where the 
garage doors for the three stalls face a pub-
lic street shall off set the garage door for 
the third car stall a minimum of 2’ from the 
adjacent garage front façade. In addition, 
the garage doors shall not comprise more 

than 48% of one of the ground floor eleva-
tions facing a public street. Garages front-
ing on alleys (both public and private) are 
exempt from this condition. 
 

3. Homes with two car garages – the garage 
doors shall not comprise more than 47% of 
one of the ground floor elevations facing a 
public street. Garages fronting on alleys 
(both public and private) are exempt from 
this condition. 

 
4. Garage doors shall be painted the same 

color as the body of the house or a similar, 
complementary color. Bright accent colors 
drawing attention to the garage doors are 
prohibited. 

 
5. Two story facades with garage doors front-

ing on a public street shall be articulated 
using one of the following design features: 

a) Incorporate a roof feature or trellis above 
the garage door to visually separate the 
garage from the story above. 

b) Step back the face of the wall on the story 
above the garage door to vary the massing. 

c) Incorporate a projecting box bay window 
above the garage door to add articulation. 

d) Other similar design elements as approved 
by the DRC and the Director.  
Elevations that face an alley (both public 
and private) are exempt from this condi-
tion. 

 
6. Homes located on adjacent lots where both 

homes have garages extending forward of a 
front porch or living area shall: 

a) Have distinctively different architectural 
elevations (meaning different rooflines, 
massing, detailing, etc.) and 

b) Provide a 2-foot front yard setback differ-
ential. 

9.8.1 Urban Character Village 
 
A. The provision of an Urban Character Village 

establishes a generally “urban” street character 
for at least a one block (300 feet +) length.  In 
the event of a conflict between the performance 
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standards in Section 8, Non-Residential Archi-
tectural Standards, and Section 9, MUNs, spe-
cifically in Sections 8.3, 8.4, 8.5.5, 8.10, and 
8.12, the Performance Standards in Section 9 
shall supersede Section 8 of the GDP.  Where 
not in conflict, non-residential uses within 
MUNs shall comply with the provisions in Sec-
tion 8, including Sections 8.1, 8.2, 8.5.4, 8.6, 
8.7.2 (except B and C) 8.9, and 8.11.  Alterna-
tive compliance to all portions of this section 
may be granted by the Director if the Director 
finds that the proposed alternative is in keeping 
with the neighborhood scale and character, and 
results in an architectural design that is equal to 
or better than that which would be achieved 
through the strict application of these standards. 

 
1. Minimal (0 foot to 8 feet) Setbacks may be 

utilized in conjunction with appropriate 
street furniture and/or Architectural Ar-
ticulation and design features (storefront 
character, projections indented entries, 
bays, similar massing of elements, and the 
like) along street frontages – assuming ad-
equate utility easements are provided in 
other locations.  Along street fronts with 
these minimal Setbacks, not less than three 
of the following elements shall be used 
within each 80 feet of frontage: 
a. Canopies or porticos. 
b. Overhangs. 
c. Recesses or projections. 
d. Arcades. 
e. Peaked roof forms. 
f. Balconies. 
g. Arches. 
h. Patios or plazas. 
i. Display windows 

2. Raised cornice parapets over the door. 
3. Outdoor seating or dining areas. 
4. Integral planters or low walls including 

landscape areas and/or seating. 
5. On-street parking – including diagonal or 

perpendicular parking, if approved by the 
City Engineer - is encouraged; minimal 

off-street parking is to be provided for non-
residential uses.   

6. Sidewalks (min. 5 feet wide) are required 
along public streets.  Wider walkways will 
be provided, with formal street trees in 
grates, planters, or walls, where appropri-
ate. 

7. Street trees at an average minimum spacing 
of not more than 40 feet on center are re-
quired regardless of the width of walkway. 

8. Landscape medians will be incorporated 
into primary streets within Urban Charac-
ter Villages where appropriate. 

9. Typically two or three story buildings 
should front on an Urban Character Village 
Street, although single story buildings with 
architectural character consistent with the 
design theme of the Urban Character Vil-
lage shall be allowed, subject to approval 
by the Current Planning Manager. 

10. Some “storefront” ground floor architec-
tural character will be included where 
practical. 

11. Coordinated street furniture will be used 
where appropriate. 

 
B. Live/Work Structures (a residential use with a 

workspace) are allowed. 
1. Buildings may have a “storefront” charac-

ter, typically with a “loft” above; 
2. Work/business areas are attached to adja-

cent unit, overhead loft, or independent 
lessee; 

3. Some patron parking is typically provided 
on-street, with tenant and employee park-
ing in a side or rear Alley or small parking 
lot. 

 
C. Single-Family Attached Dwellings row-houses 

are allowed. 
 
1. Entry will typically be from front “urban” 

street or side street; 
2. Parking/garage off rear Alley or side street. 

 
 



RESIDENTIAL MIXED-USE NEIGHBORHOODS      
 

Section 9. Minor Amd 9.10 FINAL May 15, 2017   9-15 

D.  Plazas and/or gardens: 
 
1. Small community gathering areas located 

within the Urban Character Village, typi-
cally as a focal point; 

2. May include hardscape elements - such as 
plazas, decks, fountains, seating areas or 
other hard surface features - in addition to 
“soft” landscape. 

 
E. Additional housing types: 

 
1. Medium, and higher density housing types 

(Multi-Family Dwellings, Senior Housing 
of a Residential Nature, Senior Housing of 
a Non-Residential Nature, Single Family 
Attached Dwelling, etc.) are encouraged on 
blocks within and adjacent to the Urban 
Character Village. Low density housing 
may also be included in limited quantities 
(25% or less of the housing within the Ur-
ban Character Village). 

 
F. Ancillary Dwelling Units: 

 
1. Ancillary Dwelling Units are encouraged 

on blocks in and adjacent to Urban Charac-
ter Villages; 

2. Not more than one Ancillary Dwelling 
Unit/primary unit will be allowed. 
 

G. Architectural Elements: 
 
1. Gable, hip, gambrel, or other sloped roof 

forms must be included unless otherwise 
approved as ‘alternative compliance’ by 
the Current Planning Manager; 

2. Porches, bays, balconies and/or other ar-
chitectural character elements shall be of a 
compatible design theme in the Urban 
Character Village. 

3. Buildings shall either be similar in size and 
height, or, if larger, be articulated and sub-
divided into massing that is proportional to 
the mass and scale of other structures on 
the same block frontage.  Exceptions shall 
be allowed when a specific deviation to the 

block height is intended to create visual in-
terest. 
 

H. Parking: 
 
1. Residential off-street parking standards 

applicable to Dwelling Units within and 
adjacent to Urban Character Villages – ex-
cept that a maximum of one (1) parking 
space/Ancillary Dwelling Unit may be re-
quired – are: 
a. 1.5 spaces/1 bedroom unit. 
b. 1.75 spaces/2 bedroom unit. 
c. 2 spaces/3+ bedroom unit. 
d. .25 spaces/d.u. guest parking (on-street 

parking may be counted) 
 

2. Parking for non-residential uses shall be 
provided as follows: 
a. Minimum parking standards shall be 2 

spaces per 1000 sq. ft. of non-
residential floor area, or 50% of the 
current Municipal Code minimums, 
whichever is more. 

b. Maximum parking shall be the current 
Municipal Code minimums, unless a 
greater number is requested by the ap-
plicant and approved as ‘alternative 
compliance” by the Current Planning 
Manager. 

c. On-street parking may be counted to-
ward minimum, but not toward maxi-
mum, parking requirements for any 
given block of the Urban Character 
Village. 

d. No off-street parking will be allowed 
between the front Setback and the Ur-
ban Character Village Street (see cross 
section on Map 8 of 10 in Section 11).  
Off-street parking is to be concentrated 
on the sides and rears of Buildings 
fronting the Urban Character Village 
Street. 

e. In the case of Live/Work Structures, 
the residential parking provided may 
be counted toward the minimum park-
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ing required for the work/business por-
tion of the unit. (For example, a 
Live/Work Structure with 1000 sq. ft. 
workspace may not be forbidden to 
provide additional spaces for patrons 
and employees.) 

9.8.2 Multi Family Dwellings 
 
A. Maximum lot or block Coverage - Listed in 

Table 9-1. 
 
B. Minimum off-street parking (excludes on-site 

private drives where on-street parking may be 
counted to satisfy the requirement) provided 
shall be:  
 
1. 2.0 spaces per Dwelling Unit with three or 

more bedrooms. 
2. 2.0 spaces per Dwelling Unit with two 

bedrooms plus loft 
3. 1.5 spaces per Dwelling Unit with two 

bedrooms. 
4. 1.5 spaces per Dwelling Unit with one bed-

room plus loft. 
5. 1.0 space per Dwelling Unit with one bed-

room. 
6. 1.0 space per efficiency/studio Dwelling 

Unit. 
7. .25 guest spaces per Dwelling Unit (on-

street in public ROW, on-street on-site pri-
vate drive or off-street parking on the same 
block shall be allowed to meet this crite-
ria). 

 
C. Landscaping design theme and plant materials 

utilized shall be consistent within each appli-
cable Immediate Neighborhood. 

 
D. Minimum Setbacks for Multi-Family Dwell-

ings are as listed in Table 9-2.  Setbacks for 
garages or other Accessory Buildings may be 
reduced by 5 feet (except where conflicts with 
easements exist). 

 
E. Building entries may be formal and elevated 

(porches) or low and understated. 
 

F. Walkways connecting a Multi-Family Dwell-
ing and adjacent public streets and other pedes-
trian facilities shall be provided. 

 
G. Garages and driveways, if applicable: 

1. Garages may be served from parking lot 
circulation drives, public streets, or Alleys, 
subject to the provisions of 9.7.D above. 

2. Tandem garages and driveways are permit-
ted. 

 
H. Facades fronting on public streets, public or 

Common Open Space areas shall be articulated 
using at least two of the following elements: 
1. Porches. 
2. Balconies. 
3. Bays. 
4. Other offsets in the plane of the façade. 
 

I. Building Height – Listed in Table 9-1. 
 
J. Roofs shall be gabled, hipped, gambrel, or oth-

er sloping form.  Minimum roof pitch for the 
major roof mass shall be 5:12; sloped roofs 
over porches, dormers, and/or other smaller ar-
chitectural elements may have a lesser slope. 
Flat or lesser slope roof elements shall be per-
mitted only on 30% or less of the roof area. 

 
K. Exterior finish materials shall be primarily 

wood, masonry (such as brick, stone, or higher 
quality textured concrete masonry units), or 
composition lap siding.  Exterior materials 
within each Immediate Neighborhood shall be 
similar and compatible, while allowing visual 
interest and variety. 

 
L. Fences: Unless a neighborhood fencing stand-

ard guideline is approved administratively by 
the Director, the following criteria shall apply. 
 
1. Picket fences, or other low (30” to 42”), 

“open” fencing may be used in private en-
try yards, subject to sight distance re-
quirements along roadways.  

2. In rear yards, side yards (behind the front 
yard Setback), and other areas where pri-



RESIDENTIAL MIXED-USE NEIGHBORHOODS      
 

Section 9. Minor Amd 9.10 FINAL May 15, 2017   9-17 

vacy and noise mitigation are desirable, 
fences up to 6’-3” in height will be al-
lowed. 

3. 6’-3” fences located on the property line of 
individual residential Lots will be limited 
to 40% of the total perimeter of the side 
and rear yard (excludes perimeter of side 
yards adjacent to front yard).  Fences with 
a maximum height of 4’ (4’-3” to top of 
posts) will be allowed for the remaining 
portions of the perimeter of the side and 
rear yard. 
 

M. All multi family projects must comply with the 
Site Planning Criteria listed in Sections 6.8 
through 6.28 of this GDP. 
 

9.8.3 Additional Design Criteria for Multi 
Family Dwellings Over 25 DU/AC 

 
A. Site Planning: 

 
1. Avoid large expanses of parking lots and 

lining the perimeter of the site with sur-
face parking and /or garages. Utilize 
smaller internal parking areas that relate 
directly to the buildings they are serving. 
Incorporate landscape islands with trees 
into parking areas and around garages. 

2. Organize buildings around central green 
spaces and amenities. 

3. Maximize pedestrian connections to sur-
rounding trails and public sidewalks and 
provide internal circulation to amenities 
and central green spaces. 

4. Orient buildings to present an architectur-
al front door to surrounding public 
streets. 
 

B. Architecture 
 
1. Avoid large monolithic building massing. 

Create diversity using a variety of build-
ing forms and roof forms. 

2. Celebrate identifiable building entries. 

3. Provide useable private outdoor spaces for 
residents in the form of balconies, decks, 
patios, courtyards, etc. 

4. Garage architecture shall be of the same 
quality and design as the primary struc-
tures. 

5. Provide screening of air conditioning units 
and meters for apartment units and club 
house with screen walls and plant materi-
als.  Walls should utilize materials and 
colors from primary structures and shall 
not exceed five feet in height.   
 

9.8.4 Single Family Attached (Townhouses) 
 
A. Lot size and configuration: 
 

1. Lots may be aligned in a conventional 
manner along public streets, clustered, or 
aligned along a landscaped walkway if Al-
ley served. 

 
B. Maximum Lot Coverage - Listed in Table 9-1. 
 
C. Ancillary Dwelling Units: 
 

1. Ancillary Dwelling Units are allowed. 
 
D. Parking (off-street): 
 

1. Two (2) spaces per primary Dwelling Unit, 
one (1) space per Ancillary Dwelling Unit 
where the adjacent street width is less than 
28 feet.  

 
E. Landscaping standards shall be consistent 

within each applicable Immediate Neighbor-
hood. Street trees shall be included in each 
Immediate Neighborhood. 

 
F. Minimum Setbacks are listed in Table 9-2. 
 
G. Home entries may be formal and elevated 

(porches) or low and understated. 
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H. Garages and driveways 
 

1. Garages may be served from Alleys, side 
loaded, or accessed from the street, subject 
to the provisions of 9.7.D above. 

2. Tandem garages and driveways are permit-
ted. 

 
I. Facades fronting on public streets, public or 

Common Open Space areas shall be articulated 
using at least two of the following elements: 

 
1. Porches. 
2. Balconies. 
3. Bay windows. 
4. Other offsets in the plane of the façade. 

 
J. Building Height – Listed in Table 9-1. 
 
K. Unless otherwise approved as ‘alternative 

compliance’, roofs shall be gabled, hipped, 
gambrel, or other sloping form. Minimum roof 
pitch for the major roof mass shall be 5:12; 
sloped roofs over porches, dormers, and/or 
other smaller architectural elements may have 
a lesser slope Flat or lesser slope roof elements 
shall be permitted only on 30% or less of the 
roof area.  

 
L. Exterior finish materials shall be primarily 

wood, masonry (such as brick, stone, or higher 
quality textured concrete masonry units), or 
composition lap siding. Exterior materials 
within each Immediate Neighborhood shall be 
similar and compatible, while allowing visual 
interest and variety. 

 
M. Fences: Unless a neighborhood fencing stand-

ard guideline is approved administratively by 
the Director, the following criteria shall apply. 

 
1. Picket fences, or other low (30” to 42”), 

“open” fencing may be used in private en-
try yards, subject to sight distance re-
quirements along roadways.  

2. In rear yards, side yards (behind the front 
yard Setback), and other areas where pri-
vacy and noise mitigation are desirable, 

fences up to 6’-3” in height will be al-
lowed. 

3. 6’-3” fences located on the property line of 
individual residential Lots will be limited 
to 40% of the total perimeter of the side 
and rear yard (excludes perimeter of side 
yards adjacent to front yard).  Fences with 
a maximum height of 4’ (4’-3” to top of 
posts) will be allowed for the remaining 
portions of the perimeter of the side and 
rear yard.  

9.8.5 Patio Homes/Zero Lot Line Homes 
 
A. Lot size and configuration: 

1. Lots may be aligned in a conventional 
manner along public streets, clustered, or 
aligned along a landscaped walkway if Al-
ley served. 
 

B. Maximum Lot Coverage – Listed in Table 9-1. 
 
C. Ancillary Dwelling Units: 
 

1. Ancillary Dwelling Units are allowed. 
 

D. Parking (off-street): 
1. Two (2) spaces per primary Dwelling Unit. 
2. One (1) space per Ancillary Dwelling Unit 

where the adjacent street width is less than 
28 feet. 

 
E. Landscaping standards shall be consistent 

within each applicable Immediate Neighbor-
hood. Street trees shall be included in each 
Immediate Neighborhood. 

 
F. Minimum Setbacks are listed in Table 9-2. 

 
G. Home entries may be formal and elevated 

(porches) or low and understated. 
 
H. Garages and driveways: 
 

1. Garages may be served from Alleys, front 
loaded from adjacent streets or side loaded 
subject to the provisions of 9.7.D above. 
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2. Tandem garages and driveways are permit-
ted. 

 
I. Facades fronting on public streets, public or 

Common Open Space areas shall be articulated 
using at least two of the following elements 
(See Figure 9-2): 
 
1. Porches. 
2. Balconies. 
3. Bay windows. 
4. Other offsets, recesses and projections in 

the plane of the façade.  
 

 
Figure 9-2 – Front Façade 
 
J. Building Height – Listed in Table 9-1. 
 
K. Unless otherwise approved as ‘alternative 

compliance’, roofs shall be gabled, hipped, 
gambrel, or other sloping form. Minimum roof 
pitch for the major roof mass shall be 5:12; 
sloped roofs over porches, dormers, and/or 
other smaller architectural elements may have 
a lesser slope. Flat or lesser slope roof ele-
ments shall be permitted only on 30% or less 
of the roof area. Multiple roof lines shall be in-
corporated in the design of the front elevation. 
See Figure 9-3. 

 

 
Figure 9-3 – Sloping Roof Forms 

L. Exterior finish materials shall be primarily 
wood, masonry (such as brick, stone, or higher 
quality textured concrete masonry units), or 
composition lap siding. Exterior materials 
within each Immediate Neighborhood shall be 
similar and compatible, while allowing visual 
interest and variety. Multiple siding types (lap, 
shake, vertical board and batten) are encour-
aged to be used on different architectural ele-
ments of the house. See Figure 9-4. 

 

Figure 9-4 - Siding 
 

M. Authentic use of trim and architectural accents 
in keeping with the overall design style of the 
house is required including window style and 
trim, belly bands defining floors and gable are-
as, corner trim boards, integrated designs for 
columns and railings, brackets, trusses, garage 
door detailing and windows. See Figure 9-5. 
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Figure 9-5 – Architectural Accents 
 
N. Color palettes should be rich in medium hues 

with a minimum of three colors per house for 
the body, trim and accent. All rooftop vents 
and stacks shall be painted to match the color 
of the roof.   
 

O. Fences: Unless a neighborhood fencing stand-
ard guideline is approved administratively by 
the Director, the following criteria shall apply. 

 
1. Picket fences, or other low (30” to 42”), 

“open” fencing may be used in private en-
try yards, subject to sight distance re-
quirements along roadways.  

2. In rear yards, side yards (behind the front 
yard Setback), and other areas where pri-
vacy and noise mitigation are desirable, 
fences up to 6’-3” in height will be al-
lowed. 

3. 6’-3” fences located on the property line of 
individual residential Lots will be limited 
to 40% of the total perimeter of the side 
and rear yard (excludes perimeter of side 
yards adjacent to front yard).  Fences with 
a maximum height of 4’ (4’-3” to top of 
posts) will be allowed for the remaining 
portions of the perimeter of the side and 
rear yard. 

 
 
 

9.8.6 Single Family Lots 
 
A. Lot size and configuration: 
 

1. Lots may be aligned in a conventional 
manner along public streets, clustered, or 
aligned along a landscaped walkway if Al-
ley served. 

 
B. Maximum Lot Coverage - Listed in Table 9-1. 
 
C. Ancillary Dwelling Units are allowed. 
 
D. Parking (off-street): 
 

1. Two (2) spaces per primary Dwelling Unit. 
2. One (1) space per Ancillary Dwelling Unit 

where the adjacent street width is less than 
28 feet. 

 
E. Landscaping standards shall be consistent 

within each applicable Immediate Neighbor-
hood. Street trees shall be included in each 
Immediate Neighborhood. 

 
F. Minimum Setbacks are listed in Table 9-2. 

 
G. Home entries may be formal and elevated 

(porches) or low and understated. 
 
H. Garages and driveways: 
 

1. Garages may be served from Alleys, front 
loaded from adjacent streets or side loaded 
subject to the provisions of 9.7.D 1) 
through 4) above. 

2. Tandem garages and driveways are permit-
ted. 

 
I. Facades fronting on public streets, public or 

Common Open Space areas shall be articulated 
using at least two of the following elements 
(See Figure 9-2): 

 
1. Porches. 
2. Balconies. 
3. Bay windows. 
4. Other offsets, recesses and projections in 

the plane of the façade. 
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J. Building Height – Listed in Table 9-1. 
 
K. Unless otherwise approved as ‘alternative 

compliance’, roofs shall be gabled, hipped, 
gambrel, or other sloping form. Minimum roof 
pitch for the major roof mass shall be 5:12; 
sloped roofs over porches, dormers, and/or 
other smaller architectural elements may have 
a lesser slope. Flat or lesser slope roof ele-
ments shall be permitted only on 30 percent or 
less of the roof area. Multiple roof lines shall 
be incorporated in the design of the front ele-
vation. See Figure 9-3. 

 
L. Exterior finish materials shall be primarily 

wood, masonry (such as brick, stone, or higher 
quality textured concrete masonry units), or 
composition lap siding. Exterior materials 
within each Immediate Neighborhood shall be 
similar and compatible, while allowing visual 
interest and variety. Multiple siding types (lap, 
shake, vertical) are encouraged to be used on 
different architectural elements of the house. 
See Figure 9-4. 

 
M. Authentic use of trim and architectural accents 

is required including window style and trim, 
belly bands defining floors and gable areas, 
corner trim boards, integrated designs for col-
umns and railings, brackets, trusses, garage 
door detailing and windows. See Figure 9-5. 
 

N. Color palettes should be rich in medium hues 
with a minimum of three colors per house for 
the body, trim and accent. All rooftop vents 
and stacks shall be painted to match the color 
of the roof. 

 
O. Fences: Unless a neighborhood fencing stand-

ard guideline is approved administratively by 
the Director, the following criteria shall apply: 

 
1.  Picket fences, or other low (30” to 42”), 

“open” fencing may be used in private entry 
yards, subject to sight distance requirements 
along roadways.  

2. In rear yards, side yards (behind the front 
yard setback), and other areas where privacy 

and noise mitigation are desirable, fences up 
to 6’-3” in height will be allowed. 

3. 6’-3” fences located on the property line of 
individual residential Lots will be limited to 
40% of the total perimeter of the side and rear 
yard (excludes perimeter of side yards adja-
cent to front yard).  Fences with a maximum 
height of 4’ (4’-3” to top of posts) will be al-
lowed for the remaining portions of the pe-
rimeter of the side and rear yard. 

9.9 ANCILLARY DWELLING UNITS  
 
Ancillary Dwelling Units, where permitted, must 
meet the following conditions: 
 
A. Attached or detached Ancillary Dwelling Units 

are included in the total number of Dwelling 
Units allowed in the GDP. 

 
B. It must be on the same Lot, either attached or 

detached with another Dwelling Unit. 
 
C. It must have a minimum of four hundred (400) 

square feet and cannot exceed one thousand fif-
ty (1050) square feet of floor area.  Additional 
floor area requirements shall be as indicated in 
the guidelines for the various housing types in 
the GDP. 

 
D. It must have its own cooking and bathing facili-

ties. 
 
E. Portions of the Ancillary Dwelling Unit may be 

nearer the Front Lot Lines than portions of the 
principal Dwelling Unit. 

 
F. Except as required by Building Code there shall 

be no required separation between Ancillary 
Dwelling Units except Setbacks as included in 
this GDP. 

 
G. Ancillary Dwelling Units shall be limited in 

number to not more than 10% of the maximum 
number of Dwelling Units allowed in the appli-
cable MUN.  This shall be the only factor limit-
ing the number of permits issued for Ancillary 
Dwelling Units during any calendar year. 
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H. An Ancillary Dwelling Unit must be in common 
ownership with the primary use or residence on 
the Lot; and may only be occupied by renters or 
family members of the owners of the primary 
use or residence.  

 
I. Shall utilize the same utility services as the 

primary use or residence:  Electric, water and 
sewer service must be from the primary Dwell-
ing Unit(s) on the property.  There shall not be 
separate utilities to the Ancillary Dwelling Unit.  
The primary dwelling on the subject Lot, in 
combination with the Ancillary Dwelling Unit 
shall pay all applicable plant investment fees 
customarily associated with new Dwelling 
Units. 

 
J. It must be of the same architectural style, mate-

rials and colors as the principal dwelling so as 
to be architecturally compatible. 

 
K. It must meet applicable Setback requirements of 

the GDP. 
 

L. There can only be one Ancillary Dwelling Unit 
permitted per primary dwelling on the lot. 

 
M. There shall be no off-street parking required 

where the street width is twenty-eight feet or 
greater. 

 
N. Applicable Building Code requirements shall be 

met. 

9.10 OTHER RESIDENTIAL TYPES 
 
Co-Housing, Extended Stay Facilities, Senior Hous-
ing of a Residential Nature, Boarding Houses or 
Rooming Houses, single room occupancy dwell-
ings, and other allowed housing types shall be de-
signed to complement adjacent uses and shall meet 
the architectural standards applicable to other hous-
ing types within the Immediate Neighborhood 
and/or the non-residential standards in 9.10 below. 
 
 
 

9.11 NON-RESIDENTIAL USES IN MUNs 
 
A. Churches, schools, daycare facilities, commer-

cial, retail, restaurant, office, and/or other al-
lowed non-residential uses as listed in Section 
1.3.10 shall be designed – on a case by case 
basis – to be compatible with the adjacent 
housing types, and shall be integrated into Ur-
ban Character Villages when practical. 

 
B. Excluding commercial, retail, and restaurant 

uses, the above uses may be provided outside 
Urban Character Villages with restrictions as 
noted in Section 1. 

 
C. Non-Residential architectural standards in Sec-

tion 8 shall apply to non-residential uses in 
MUNs with the following provisions: 

 
1. As described in Section 9.7.1. 
2. Unless otherwise approved by the Director, 

Building materials and colors shall be con-
sistent or compatible with the residential 
materials and colors in the same Immediate 
Neighborhood. 

3. Façade treatment, massing/scale, base and 
top treatments, and Building entrances 
shall be compatible with – but need not be 
identical to - the Residential Uses within 
the same Immediate Neighborhood, even if 
achieving that compatibility results in a de-
sign that does not meet a strict interpreta-
tion of Section 8.  To the extent practical, 
non-residential facades shall include roof 
forms, window and door forms, and other 
features found in the surrounding MUN. 
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SECTION 10 

RESIDENTIAL 
 
These standards apply to residential areas that 
are not located within MUNs. 
 
10.1 PURPOSE 
 
Residential neighborhoods included in the GDP 
are intended to promote variety and visual interest 
in areas predominantly characterized by residen-
tial development. Performance Standards included 
in this section apply to all areas designated on the 
GDP as residential neighborhoods, and only to 
these areas.  Any conflicting non-residential 
standards included in Section 6, 7, 8 and 9 do not 
apply to residential neighborhoods.   
  
10.2 PRIMARY GOALS 
 
The primary goals of these residential neighbor-
hoods is to: 
 
A. Meet a wide range of everyday needs;  

B. Include a variety of housing choices;  

C. Invite walking to gathering places, services 
and conveniences; and  

D. Provide convenient links to the larger com-
munity.   

10.3 NEIGHBORHOOD PLANNING 
PRINCIPLES 

 
This GDP is intended to facilitate the creation of 
distinct residential neighborhoods, within the con-
text of an overall community identity that will 
complement existing neighborhoods in the City 
while establishing their own unique environment 
and character. These residential neighborhoods 
are to comprise a variety of dwellings to serve a 
diverse population.  Residential neighborhoods 
will have definable edges, walks and trails, Open 
Spaces, and will respect views and vistas. This 
will help to create a sense of place where land us-
es, landform, and community identity will be inte-
grated.  

 
Planning principles to be used in the design of 
residential neighborhoods in the GDP will empha-
size the following: 

10.3.1 Pedestrian Orientation 
 
Arterial and collector streets will feature detached 
walks with formal tree lawns except where site 
conditions or special design needs indicate the 
need for an alternative.  

10.3.2 Linkages 
 
A trail system will be integrated with other public 
walkways to link housing areas, Open Spaces, and 
non-residential uses. 
 
Efficient and convenient vehicular and pedestrian 
links will connect residents with commercial areas 
and to other non-residential areas in the GDP that 
provide services to these residential neighbor-
hoods.  

10.4 INTENDED USES 
 
As listed in detail in Sections 1, a variety of hous-
ing types, parks and recreational facilities, com-
munity facilities, accessory uses are permitted as 
Uses-by Right or Special Review Uses in the resi-
dential neighborhoods included in this GDP. 

10.5 DENSITY AND INTENSITY 
 

Residential development in designated residential 
neighborhoods shall have a density range of be-
tween two (2) and thirty (30) Dwelling Units per 
gross acre of land. Refer to Table 10-1 for the 
maximum density for each housing type. 

10.6 LOT PATTERN / BUILDING 
LAYOUT PATTERN 

 
The Lot size and layout pattern for residential 
neighborhoods shall be designed to allow Build-
ings to face streets or to face landscaped areas 
with connecting walkways. Lots on the same 
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block face shall orient to the adjacent street or 
connecting walkway in a manner that will estab-
lish a compatible pattern of Building and entry 
orientation (a block face should not arbitrarily 
combine fronts, backs, and sides of homes). 

10.7 ACCESS AND CIRCULATION 
 
Refer to Section 7 for access and circulation 
standards. 

10.8 STREET FRONTAGES 
 
For Single Family Detached Dwellings, a mini-
mum 2 foot staggered Setback, Alleys or architec-
tural features - such as porches, bay windows, or 
other forms of Architectural Articulation - that 
provide variety and interest along residential 
streetscapes shall be utilized.  
 
For Single Family Attached Dwellings, a mini-
mum 4 foot staggered Setback or architectural fea-
tures - such as porches, bay windows, or other 
forms of Architectural Articulation - that provide 
variety and interest along residential streetscapes 
shall be utilized. 
 
For Multi-Family Dwellings, Buildings shall be 
sited in such a way as to provide staggering and 
variety in overall massing and to avoid the crea-
tion of a “tunnel effect”. 
 
The methods used to achieve streetscape variety 
and interest shall be approved by the Director and  
noted on each Preliminary Plat. 
 
Single Family Detached Dwellings with garages 
protruding in front of a porch or the main living 
area of the house shall not dominate the streescape 
of any block. The intent is to minimize the visual 
impacts of garages and emphasize the front en-
tries, porches and living areas of the houses. 
 
On any given block face, no more than 1 of every 
4 residential Lots, which are served by an Alley, 
shall be permitted street loaded access to a garage.   
 

10.9 OPEN SPACES 
 
In addition to meeting the definitions of Private 
Open Space and Common Open Space in Section 
13, Open Spaces shall have the function of provid-
ing aesthetic and/or recreational focus for the 
neighborhood.   
 
At least 15% of the areas of each residential 
neighborhood in the GDP will be included in 
Common Open Space.  Refer to Table 10-1 for 
minimum open space requirement for the various 
housing types. 
 
At least one acre per 100 Dwelling Units shall be 
provided as Open Space comprising multi-use turf 
play fields, community gardens, dog parks, com-
mon accessible lakefront areas, trail corridors, 
plazas, pavilions, picnic areas, benches, or other 
features for residents to enjoy.   Location of Open 
Space shall be easily accessible to all residents to 
the greatest extent possible. 
 
Facilities for the conveyance, detention, and water 
quality treatment of storm water may be integrated 
into Open Spaces and natural areas.  The design of 
such facilities shall not result in slopes or struc-
tural features that conflict with the intended recre-
ational and/or civic purposes of the Open Space 
area. 

Each residential neighborhood in the GDP shall 
include Open Play Areas as described in ‘A’ be-
low, and shall include or have direct access (i.e. 
adjacent to or easily accessible via a trail, path or 
sidewalk) to at least two other open space types 
(as described in “B” through “E” below. 
 
A. Open Play Areas: Play areas typically includ-

ing a reasonably flat, open area of at least 80’ 
x 100’.  Planted and sloped areas may present 
additional or alternative recreational oppor-
tunities. 

 
B. Recreational Facilities: Play structures, pic-

nic facilities, sport courts, pools, or other 
constructed amenities may be appropriate, 
depending on the site opportunities and so-
cial/economic characteristics of the residents. 
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C. Natural Areas:  Where pre-existing on a site, 

Open Spaces with a more natural character 
can have value as wildlife habitat as well as 
forms of outdoor recreation. 

 
D. Pedestrian Corridors: Narrow Open Spaces 

can have considerable value when they pro-
vide convenient pedestrian routes to nearby 
destinations, or provide links for jogging or 
other recreational pursuits. 

 
E. Greenbelts/Common Open Space: Unpro-

grammed green spaces or corridors not hav-
ing pedestrian trails. 

10.10 SEPARATION (BUFFERYARDS) 
 

In some cases mitigation of the impacts of adja-
cent uses or activities may be needed.   Refer to 
Section 15, Appendix A for bufferyard require-
ments. 

10.11 LANDSCAPING 
 
Residential Lots shall have a minimum of 1 de-
ciduous tree within the front yard, two trees for 
corner lots.  Street trees may be used to satisfy this 
requirement. 
 
Refer to Section 6.15 for additional landscaping 
requirements. 

10.12 STANDARDS FOR HOUSING TYPES 
 
The following pages include basic architectural 
standards, height and Setback limitations, parking 
requirements, and other Performance Standards 
for the various housing types within the GDP.  
(See Tables 10-1 and 10-2.) 
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Table 10-1 
Open  Space Requirements, Building Heights, Density and Building Coverage 

 
 

Land Use Minimum Open 
Space Required  

*, + 

Maximum 
Height of 

Buildings and 
Structures 

** 

Maximum 
Units per Gross 

Acre 
 

Max. Building 
Coverage (cover-
age of individual 
lots, not entire 
platted area) 

Multi-Family 
Dwelling 

20% 60 feet 20  
++ 

+++ 

50% 

Single Family At-
tached Dwelling 

20% 40 feet 16 80% 

Patio Homes, Zero 
Lot Line Homes 

20% 35 feet 8 65% 

Single Family De-
tached Dwellings 

20%  35 feet 6 60% 

Group Homes  25%  40 feet 16 40% 
Notes: 
 
 * See Section 10.9 for details regarding various types of neighborhood Open Spaces.  
 ** Certain architectural elements may exceed the Height maximums listed here.  See 
                 “Building Height“ definition in Section 13. 
 +    The Open Space and coverage percentages and densities listed may be adjusted   
                administratively by up to 10%, as long as the intent and total number of units allowed 
                in the GDP is respected. 
       ++    25 units/acre will be allowed for Senior Housing of a Residential Nature. A minimum of 

30% open space is required for these projects. 
+++  Maximum density for Multi-Family Dwellings in certain Subparcels is 30 units/acre. See Sec-

tion 11, Maps 4 through 7 for specific Subparcels where this maximum is allowed. 
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Table 10-2 

Building and Parking Setbacks 
 

 MINIMUM SETBACKS FROM 
Land Use Side or Back 

Property 
Line 

I-25  &  
US 34 
ROW 

Arterial 
Street 
ROW 

Collector 
Street 
ROW 

Local 
Street 

ROW or 
Private 
Road 

Alley 
ROW 

Primary 
Structure 

to  
Accessory 
Structure 

Common 
Open 
Space 

Ancillary Dwell-
ing Units and 
Detached Garag-
es 

 
Same as primary structure or as separately designated below. 

Multi-Family 
Dwellings ***, + 

Side-0’, 
Corner Side-

14’, 
Rear-20’, 

 

80’ 40’ 30’  Public -
30’, 

Private – 
20’ 

Structure 
- 6’ 

 
Garage- 
< 3’ or  
> 18’ 

6’ meas-
ured be-
tween 
eaves 

0’ 
+++ 

Single Family 
Attached Dwell-
ings  

* Side-0’, 
Corner Side-

14’, 
Rear-20’, 

’ 

80’ 40’ Front-14’ 
Garage 
door – 
20’++ 

Front-14’ 
Garage 
door -
18’++ 

Structure 
- 6’ 

 
Garage- 
< 3’ or  
> 18’ 

6’ meas-
ured be-
tween 
eaves 

0’ 
+++ 

Single Family 
Detached Dwell-
ings  

 Side-5’ min., 
Corner Side- 

14’,  
Rear-15’, 

 

80’ 40’ Front –14’ 
Garage 
door - 
20’++ 

Front –14’ 
Garage 
door -
18’++ 

Structure 
- 6’ 

 
Garage- 
< 3’ or  
> 18’ 

6’ meas-
ured be-
tween 
eaves 

0’ 
+++ 

Patio Homes, 
Zero Lot Line 
Homes 

** Side-0’, 
Corner Side- 

14’,  
Rear-15’, 

 

80’ 40’ Front –14’ 
Garage 
door - 
20’++ 

Front –14’ 
Garage 
door -
18’++ 

Structure 
- 6’ 

 
Garage- 
< 3’ or  
> 18’ 

6’ meas-
ured be-
tween 
eaves 

0’ 
+++ 

Other Housing 
Types 

** Side 5’ min, 
Corner Side- 

14’, 
Rear-10’, 

 

80’ 40’ Front –14’ 
Garage 
door - 
20’++ 

Front –14’ 
Garage 
door -
18’++ 

Structure 
- 6’ 

 
Garage- 
< 3’ or > 

18’ 

6’ meas-
ured be-
tween 
eaves 

0’ 
+++ 

Please See Footnotes on Next Page 
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Table 10-2 Footnotes: 
 
* 
 
 
 
 
 
** 
 
 
 
 
 
+ 
 
++ 
 
 
+++ 

0’ Setbacks apply to Patio Homes, Single Family Attached Dwellings with common walls and de-
tached “Zero Lot Line” Homes and are to be considered in conjunction required separation from 
“Other Buildings” as noted in this table.  Assured distances between Buildings shall result in an “as-
sumed” property line meeting Building Code requirements for Building separation and allow non-
rated construction accordingly.  
 
The side yard Setback may be provided on both sides of each lot or, in the case of Zero Lot Line 
Homes, the total width of both side yard Setbacks may be provided on one side of each Lot. If a zero 
foot side yard Setback is proposed, adequate utility, maintenance and access easements shall be pro-
vided on the Lot adjacent to the zero foot Setback. The minimum separation between adjacent resi-
dential buildings (excluding Multi-Family Dwellings) shall be 6 feet between eaves. 
 
Refer to Table 6-1 in Section 6 for Multi-Family Dwelling Setbacks in Mixed Use Village Centers. 
 
Setbacks to garage doors facing public streets (except Alleys) shall be 20’ minimum from back of 
walk. 
 
A 0’ Setback is allowed when the setback and bufferyards are provided in the abutting Tract, Outlot 
or similar. 
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10.13 ENCROACHMENTS PERMITTED 
INTO THE MINIMUM SETBACKS 

 
The following features shall be allowed within the 
minimum required Setbacks subject to the require-
ments of Section 7.13 Sight Triangles: 
 
A. Landscaping and irrigation including trees and 

shrubs and other features of natural growth sub-
ject to planting offsets from utility lines as re-
quired by the City. 

 
B. Fences or walls subject to height and other re-

strictions stated in this GDP and, if applicable, 
the City code. 

 
C. Driveways and sidewalks.  
 
D. Utilities  

1. Underground Utilities including service lines 
2. Aboveground Utilities including meters, 

ground mounted air conditioning units, satel-
lite dishes and similar appurtenances as long 
as they are located so as to minimize visual 
intrusion and front yard lamp post fixtures. 
 

E. Architectural features that do not extend more 
than two feet into a minimum required setback, 
including but not limited to cornices, canopies, 
awnings, eaves, gutters and downspouts.  The 
total linear distance of these projections shall 
not exceed 50% of the length of the applicable 
side of the building. 

 
F.  Architectural design embellishments that do not 

extend more than two feet into a minimum re-
quired setback, including but not limited to bay 
windows, balconies and similar sized cantilever 
floor areas. The total linear distance of these 
projections shall not exceed 50% of the length 
of the applicable side of the building. 

 
G. Chimneys, flues and residential ventilating ducts 

that do not extend more than two feet into a 
minimum required setback. The total linear dis-
tance of these projections shall not exceed 50% 

of the length of the applicable side of the build-
ing. 

 
H. Open outside stairways, necessary landings 

together with railings that do not extend more 
than five feet into a required front or rear set-
back and/or not more than two feet into a min-
imum required side setback. 

 
I. Covered porches, covered or uncovered decks, 

terraces and patios attached to a dwelling that 
do not extend more than five feet into a mini-
mum required rear setback. 

 
J. Window wells that do not extend more than 

three feet into a minimum required setback 
and/or private side yard drainage easement. In 
side yard locations the encroachment is al-
lowed as long as there is sufficient space to 
accommodate the drainage flows between the 
abutting lots. 

 
K. One-story detached accessory structures used 

as tool and storage sheds, playhouses and sim-
ilar uses, (provided the floor area does not ex-
ceed 80 square feet) shall be allowed to en-
croach in a REAR YARD SETBACK so long 
as the accessory structure is a minimum of 5’ 
from the rear property line and does not en-
croach in the minimum side yard setbacks. 

10.14 PARKING RATIOS 
 
Group Homes/Group Care Facilities solely for the 
elderly or for handicapped persons: 0.5 (1/2) spac-
es per dwelling unit. 
 
Group Homes/Group Care Facilities not solely for 
the elderly or for handicapped persons:  Parking 
Ratios will be based on housing type listed below. 
 
Multi-Family Dwellings: Minimum off-street park-
ing (excludes on-site private drives where on-street 
parking may be counted to satisfy the requirement) 
provided shall be: 
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1. 2.0 spaces per Dwelling Unit with three or 
more bedrooms. 

2. 2.0 spaces per Dwelling Unit with two bed-
rooms plus loft 

3. 1.5 spaces per Dwelling Unit with two bed-
rooms. 

4. 1.5 spaces per Dwelling Unit with one bed-
room plus loft. 

5. 1.0 space per Dwelling Unit with one bed-
room. 

6. 1.0 space per efficiency/studio Dwelling 
Unit. 

7. .25 guest space per Dwelling Unit (on-
street in public ROW, on-street on-site pri-
vate drive or off-street parking on the same 
block shall be allowed to meet this criteria). 
 

Single Family Detached Dwellings: Two (2) off-
street spaces per primary Dwelling Unit; One (1) 
off-street space per Ancillary Dwelling Unit where 
applicable. 

 
Single Family Attached Dwellings: Two (2) off-
street spaces per primary Dwelling Unit; One (1) 
off-street space per Ancillary Dwelling Unit where 
applicable. 

 
Senior Housing of a Residential Nature: See Sec-
tion 7. 

10.15 FACADES 
 
A. Facades fronting on public streets or open 

space areas shall be articulated using at least 
two of the following elements (See Figure 10-
1): 

 
1. Porches; 
2. Balconies; 
3. Bays; 
4. Walled courtyards; 
5. Other off-sets, recesses and projections in 

the plane of the façade; 
6. Other similar design elements. 

Home or Building entries may be formal and el-
evated (porches) or low and understated. 
 

 
Figure 10-1 – Front Facade 
 
B. Single family detached dwellings less than 39’ 

feet in width having two story facades with 
garage doors fronting on public streets shall be 
articulated using one of the following design 
treatments: 

1. Incorporate a roof feature or trellis above the 
garage door to visually separate the garage 
from the story above it. 

2. Step back the face of the wall on the story 
above the garage to vary the massing. 

3. Incorporate a projecting box bay window 
above the garage door to add articulation. 

4. Other similar design elements as approved by 
the DRC and the City. 

10.16 ROOFS 
 
A. Roofs shall be gabled, hipped, gambrel or oth-

er sloping form.  Minimum roof pitch for the 
major roof mass shall be 5:12; sloped roofs 
over porches, dormers, and/or other smaller 
architectural elements may have a lesser slope. 
Flat or lesser slope roof elements shall be 
permitted only on 30% or less of the roof area. 
Multiple roof lines shall be incorporated in the 
design of the front elevation. See Figure 10-2. 
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Figure 10.2 – Sloping Roof Forms 
 
10.17 GARAGES 
 
Garages and driveways, if applicable: 

 
A. Garages for Multi-Family Dwellings may be 

served from parking lot circulation drives, pub-
lic streets, or Alleys. 

 
B. Tandem garages and driveways are permitted 

for Multi-Family Dwellings, Single Family At-
tached Dwellings, and Single Family Detached 
Dwellings. 

 
C. Garages may be served from Alleys, front load-

ed from adjacent streets or side loaded. 
 
D. No more than 25% of the residential Lots 

which are served by an Alley may be permitted 
street loaded access to the garage. 

 
E. On Single Family Detached lots less than 65’ in 

width the following criteria shall apply: 

1. Homes with garage doors that are visible 
from a public street as part of the front 
building face shall have garages that meet 
one of the following three conditions: 

a) A garage door shall be recessed from the 
front façade of the living portion of the 
house a minimum of 4’ (See Figure 10-3) 
or, 

b) A garage door shall be recessed from the 
front of a covered porch a minimum of 4’ 
(See Figure 10-4) or, 
 

 
Figure 10-3 - Garage Recessed Behind the Front 

Facade 
 

 
Figure 10-4 - Garage Recessed Behind Front  Porch 

c) A garage door may extend forward of ei-
ther the living portion of the house or the 
front of a covered porch a maximum of 4’ 
provided the front elevation of the house 
includes a front porch that is a minimum of 
6’ wide (See Figure 10-5).  
 

 
Figure 10-5 – Third Car Garage 
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2. Homes with three car garages where the 
garage doors for the three stalls face a pub-
lic street shall off set the garage door for 
the third car stall a minimum of 2’ from the 
adjacent garage front façade. (See Figure 
10-5). In addition, the garage doors shall 
not comprise more than 48% of one of the 
ground floor elevations facing a public 
street. Garages fronting on alleys (both 
public and private) are exempt from this 
condition. 
 

3. Homes with two car garages – the garage 
doors shall not comprise more than 47% of 
one of the ground floor elevations facing a 
public street. Garages fronting on alleys are 
exempt from this condition. 

 
4. Garage doors shall be painted the same 

color as the body of the house or a similar, 
complementary color. Bright accent colors 
drawing attention to the garage doors are 
prohibited. 

 
5. Home elevations that face a public street 

with a second story living area constructed 
above the garage and the front façade of the 
living area is on the same vertical plane as 
the garage below it shall use an architectur-
al roof element to separate the garage from 
the second floor. Elevations that face an al-
ley (both public and private) are exempt 
from this condition. 

 
6. Homes located on adjacent lots where both 

homes have garages extending forward of a 
front porch or living area shall: 

 
a) Have distinctively different architectural 

elevations (meaning different rooflines, 
massing, detailing, etc.) and 

b) Provide a 2-foot front yard setback differ-
ential 

10.18 REAR WALLS OF MULTI FAMILY 
GARAGES 

 
To add visual interest and avoid the effect of a long 
blank wall with no relation to human size, accessi-
bility needs or internal divisions within the Build-

ing, the following standards for minimum wall ar-
ticulation shall apply: 
 
A. Perimeter Garages 

1. Length.  Any garage located with its rear 
wall along the perimeter of a development 
and within sixty-five (65) feet of a public 
right-of-way or the property line of the de-
velopment site shall not exceed eighty-five 
(85) feet in length.  A minimum of seven 
(7) feet landscaping must be provided be-
tween any two (2) such perimeter garages. 
 

2. Articulation.  No rear garage wall that faces 
a street or adjacent development shall ex-
ceed thirty (30) feet in length without in-
cluding at least one (1) of the following in 
at least two (2) locations:  
a. Change in wall plane of at least six (6) 

inches, 
b. Change in material or masonry pat-

tern, 
c. Change in roof plane, 
d. Windows, 
e. Doorways, 
f. Thicker walls, ledges or sills, 
g. An equivalent element that subdivides 

the wall into proportions related to 
human scale and/or the internal divi-
sions within the Building.  (See Figure 
10-6). 

 

 

 
Figure 10-6 – Multi Family Garages 
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10.19 EXTERIOR FINISHES AND 
MATERIALS 

 
A. Exterior finish materials shall be primarily ma-

sonry (such as brick, stone, or higher quality 
textured concrete masonry units) or composition 
(or similar) lap siding.  T111 vertical siding is 
discouraged in single family residential areas.   
Exterior materials within each neighborhood 
shall be similar and compatible, while allowing 
visual interest and variety. Multiple siding types 
(lap, shake, vertical board and batten) are en-
couraged to be used on different architectural 
elements of the house. 

B. Authentic use of trim and architectural accents 
in keeping with the overall design style of the 
house is required including window style and 
trim, belly bands defining floors and gable are-
as, corner trim boards, integrated designs for 
columns and railings, brackets, trusses, garage 
door detailing and windows. See Figure 10-7. 

 
 

 
Figure 10-7 – Architectural Elements 
 
10.20 COLORS 
 
A palette of colors shall be provided for each neigh-
borhood and utilized within that area. Color palettes 
should be rich in medium hues with a minimum of 
three colors per house for the body, trim and accent. 
All rooftop vents and stacks shall be painted to 
match the color of the roof. The Centerra DRC and 
Director may approve additional colors or substitute 
colors at later dates.  

10.21 FENCES 
 
Unless a neighborhood fencing standard guideline is 
approved administratively by the Director, the fol-
lowing criteria shall apply. 

 
A. Picket fences, or other low (30” to 42”), “open” 

fencing may be used in private entry yards, sub-
ject to sight distance requirements along road-
ways. 
 

B. In rear yards, side yards (behind the front yard 
setback), and other areas where privacy and 
noise mitigation are desirable, fences up to 6’-3” 
in height will be allowed. 

 
C. 6’-3” fences located on the property line of in-

dividual residential Lots will be limited to 40% 
of the total perimeter of the side and rear yard 
(excludes perimeter of side yards adjacent to 
front yard).  Fences with a maximum height of 
4’ (4’-3” to top of posts) will be allowed for the 
remaining portions of the perimeter of the side 
and rear yard. 

10.22 MULTI FAMILY SITE PLANNING 
CRITERIA 

 
A. All multi family projects must comply with 

the Site Planning Criteria listed in Sections 
6.8 through 6.28 of this GDP. 

10.23 ADDITIONAL DESIGN CRITERIA 
FOR MULTI FAMILY DWELLINGS 
OVER 25 DU/AC 

 
A. Site Planning 

1. Avoid large expanses of parking lots and 
lining the perimeter of the site with sur-
face parking and /or garages. Utilize 
smaller internal parking areas that relate 
directly to the buildings they are serving. 
Incorporate landscape islands with trees 
into parking areas and around garages. 

2. Organize buildings around central green 
spaces and amenities. 
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3. Maximize pedestrian connections to sur-
rounding trails and public sidewalks and 
provide internal circulation to amenities 
and central green spaces. 

4. Orient buildings to present an architectural 
front door to surrounding public streets. 

 
B. Architecture 

1. Avoid large monolithic building massing. 
Create diversity using a variety of build-
ing forms and roof forms. 

2. Celebrate identifiable building entries. 
3. Provide useable private outdoor spaces for 

residents in the form of balconies, decks, 
patios, courtyards, etc. 

4. Garage architecture shall be of the same 
quality and design as the primary struc-
tures. 

5. Provide screening of air conditioning units 
and meters for apartment units and club 
house with screen walls and plant materi-
als.  Walls should utilize materials and 
colors from primary structures and shall 
not exceed five feet in height.   



44 32

5

63

64

14

11 7

35

7

2823 28

13 5

3333 33 33 33 33

22

18

18

33

BOYD LAKE

FORT COLLINS - LOVELAND
MUNICIPAL AIRPORT

  

=

AutoCAD SHX Text
25

AutoCAD SHX Text
6'H CHAIN

AutoCAD SHX Text
LINK FENCE

AutoCAD SHX Text
NO FENCE

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
WV

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
WV

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
BOYD LAKE AVE. (COUNTY ROAD 9)

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
END ZONE

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
LANE OFF DROP

AutoCAD SHX Text
ZONE OFF DROP

AutoCAD SHX Text
R

AutoCAD SHX Text
ZONE OFF DROP

AutoCAD SHX Text
R

AutoCAD SHX Text
ZONE OFF DROP

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
LANE OFF DROP

AutoCAD SHX Text
LANE OFF DROP

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
END ZONE

AutoCAD SHX Text
EAST EISENHOWER BLVD. (US HWY. 34)

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
W

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
12"W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
IRR. STRUCTURE

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
PLATE

AutoCAD SHX Text
EX. METAL

AutoCAD SHX Text
W

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
K A U F F M A N M. R. D.

AutoCAD SHX Text
T R A C T   B OPEN SPACE

AutoCAD SHX Text
L O T   1

AutoCAD SHX Text
C O U N T Y    R O A D   No. 9 E

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   3

AutoCAD SHX Text
L O T   4

AutoCAD SHX Text
T R A C T   A OPEN SPACE

AutoCAD SHX Text
75'  W.A.P.A. POWER LINE EASEMENT

AutoCAD SHX Text
7     8 18     17

AutoCAD SHX Text
18   17

AutoCAD SHX Text
E A S T     E I S E N H O W E R     B O U L E V A R D

AutoCAD SHX Text
B L O C K     1

AutoCAD SHX Text
U. S.    H I G H W A Y    3 4

AutoCAD SHX Text
T H I R T E E N T H        S T R E E T

AutoCAD SHX Text
N I N T H        S T R E E T

AutoCAD SHX Text
D E S  M O I N E S     A V E N U E 

AutoCAD SHX Text
H A R R I S B U R G     A V E N U E 

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
30

AutoCAD SHX Text
31

AutoCAD SHX Text
32

AutoCAD SHX Text
33

AutoCAD SHX Text
34

AutoCAD SHX Text
35

AutoCAD SHX Text
36

AutoCAD SHX Text
37

AutoCAD SHX Text
38

AutoCAD SHX Text
39

AutoCAD SHX Text
40

AutoCAD SHX Text
41

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
30

AutoCAD SHX Text
31

AutoCAD SHX Text
32

AutoCAD SHX Text
33

AutoCAD SHX Text
34

AutoCAD SHX Text
35

AutoCAD SHX Text
36

AutoCAD SHX Text
37

AutoCAD SHX Text
38

AutoCAD SHX Text
39

AutoCAD SHX Text
40

AutoCAD SHX Text
41

AutoCAD SHX Text
B L O C K     2

AutoCAD SHX Text
B L O C K     1 3

AutoCAD SHX Text
B L O C K     3

AutoCAD SHX Text
B L O C K     1 2

AutoCAD SHX Text
B L O C K     4

AutoCAD SHX Text
B L O C K     1 1

AutoCAD SHX Text
B L O C K     5

AutoCAD SHX Text
B L O C K     1 0

AutoCAD SHX Text
B L O C K     6

AutoCAD SHX Text
B L O C K     9

AutoCAD SHX Text
B L O C K     7

AutoCAD SHX Text
B L O C K     8

AutoCAD SHX Text
A L L E Y

AutoCAD SHX Text
A L L E Y

AutoCAD SHX Text
G R E A T       W E S T E R N       R A I L R O A D

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
30

AutoCAD SHX Text
31

AutoCAD SHX Text
32

AutoCAD SHX Text
33

AutoCAD SHX Text
34

AutoCAD SHX Text
35

AutoCAD SHX Text
36

AutoCAD SHX Text
37

AutoCAD SHX Text
38

AutoCAD SHX Text
39

AutoCAD SHX Text
40

AutoCAD SHX Text
41

AutoCAD SHX Text
18     17 19     20

AutoCAD SHX Text
A N D E R S O N F A R M   F I F T H A D D I T I O N

AutoCAD SHX Text
18   17

AutoCAD SHX Text
E A S T    F I R S T    S T R E E T

AutoCAD SHX Text
F A R M E R S     D I T C H

AutoCAD SHX Text
S A P H I R E    S T R E E T

AutoCAD SHX Text
R U B Y    A V E N U E

AutoCAD SHX Text
K E R M E S I T E

AutoCAD SHX Text
P L A C E

AutoCAD SHX Text
K E R M E S I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
C I N N A B A R

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
P Y R I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
Z I N C    A V E N U E

AutoCAD SHX Text
T U R Q U O I S E    S T R E E T

AutoCAD SHX Text
A T A C A M I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
S O D A L I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
E M E R A L D

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
A M E T H Y S T     A V E N U E

AutoCAD SHX Text
K R Y P T O N

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
G Y P S U M

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
T R A C T   A

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
19

AutoCAD SHX Text
1

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
TRACT C

AutoCAD SHX Text
TRACT B

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
B L O C K   3

AutoCAD SHX Text
B L O C K   4

AutoCAD SHX Text
5

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
6

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
9

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT J

AutoCAD SHX Text
TRACT H

AutoCAD SHX Text
TRACT I

AutoCAD SHX Text
TRACT G

AutoCAD SHX Text
13

AutoCAD SHX Text
13

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
16

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
17

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
B L O C K   3

AutoCAD SHX Text
B L O C K   4

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
44

AutoCAD SHX Text
43

AutoCAD SHX Text
42

AutoCAD SHX Text
41

AutoCAD SHX Text
40

AutoCAD SHX Text
39

AutoCAD SHX Text
38

AutoCAD SHX Text
37

AutoCAD SHX Text
36

AutoCAD SHX Text
35

AutoCAD SHX Text
34

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
B L O C K   5

AutoCAD SHX Text
B L O C K   7

AutoCAD SHX Text
B L O C K   6

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
33

AutoCAD SHX Text
32

AutoCAD SHX Text
31

AutoCAD SHX Text
30

AutoCAD SHX Text
29

AutoCAD SHX Text
28

AutoCAD SHX Text
27

AutoCAD SHX Text
26

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
17

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT K

AutoCAD SHX Text
TRACT U

AutoCAD SHX Text
TRACT U

AutoCAD SHX Text
TRACT V

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT Z

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT X

AutoCAD SHX Text
TRACT W

AutoCAD SHX Text
TRACT Y

AutoCAD SHX Text
TRACT V

AutoCAD SHX Text
O P A L

AutoCAD SHX Text
P L A C E

AutoCAD SHX Text
O P A L

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
S E L E N I U M

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
T U N G S T E N

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
E M E R A L D    S T R E E T

AutoCAD SHX Text
A U G I T E     P L A C E

AutoCAD SHX Text
A R G O N   P L A C E

AutoCAD SHX Text
C A L C I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
TRACT AA

AutoCAD SHX Text
TRACT CC

AutoCAD SHX Text
TRACT BB

AutoCAD SHX Text
TRACT Q

AutoCAD SHX Text
TRACT V

AutoCAD SHX Text
TRACT V

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
U.S. HIGHWAY 34

AutoCAD SHX Text
U.S. HIGHWAY 34

AutoCAD SHX Text
50' EXCLUSIVE CITY OF

AutoCAD SHX Text
GREELEY WATER EASEMENT

AutoCAD SHX Text
15' DRAINAGE

AutoCAD SHX Text
AND UTILITY

AutoCAD SHX Text
EASEMENT

AutoCAD SHX Text
ROCKY MOUNTAIN

AutoCAD SHX Text
FOXTRAIL DRIVE

AutoCAD SHX Text
I

AutoCAD SHX Text
R

AutoCAD SHX Text
S

AutoCAD SHX Text
T

AutoCAD SHX Text
O

AutoCAD SHX Text
N

AutoCAD SHX Text
E

AutoCAD SHX Text
C

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
K

AutoCAD SHX Text
D

AutoCAD SHX Text
V

AutoCAD SHX Text
E

AutoCAD SHX Text
90'

AutoCAD SHX Text
R.O.W.

AutoCAD SHX Text
McWHINNEY BLVD.

AutoCAD SHX Text
McWHINNEY

AutoCAD SHX Text
H A H N S

AutoCAD SHX Text
D R I V E

AutoCAD SHX Text
P E A K

AutoCAD SHX Text
McWHINNEY  11TH  SUB.

AutoCAD SHX Text
TRACT B

AutoCAD SHX Text
McWHINNEY  11TH  SUB.

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
9TH SUB.

AutoCAD SHX Text
McWHINNEY 10TH SUB.

AutoCAD SHX Text
FOXTRAIL DRIVE

AutoCAD SHX Text
E. EISENHOWER BLVD.

AutoCAD SHX Text
SIXTH SUBDIVISION

AutoCAD SHX Text
LOT 2

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
McWHINNEY

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
SUBDIVISION

AutoCAD SHX Text
McWHINNEY EIGHTH

AutoCAD SHX Text
SECOND SUBDIVISION

AutoCAD SHX Text
LOT 1, BLOCK 3,

AutoCAD SHX Text
McWHINNEY

AutoCAD SHX Text
McWHINNEY BLVD.

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
OUTLOT C

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
OUTLOT B

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
FOXTRAIL

AutoCAD SHX Text
OUTLOT A

AutoCAD SHX Text
FALL RIVER DRIVE

AutoCAD SHX Text
DRIVE

AutoCAD SHX Text
McWHINNEY ADDITION

AutoCAD SHX Text
LOT 1, BLOCK 1

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
MCWHINNEY

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
MCWHINNEY  12TH  SUB.

AutoCAD SHX Text
AVENUE

AutoCAD SHX Text
11TH  SUB.

AutoCAD SHX Text
MCWHINNEY

AutoCAD SHX Text
11TH  SUB.

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
TRACT E

AutoCAD SHX Text
OUTLOT A

AutoCAD SHX Text
OUTLOT A

AutoCAD SHX Text
I N T E R S T A T E  -  2 5

AutoCAD SHX Text
TRACT A LS-1180 RCPTN. #97070957

AutoCAD SHX Text
LS-351 RCPTN. #93019358

AutoCAD SHX Text
MYERS GROUP PARTNERSHIP #949 ADDITION RCPTN #86063638

AutoCAD SHX Text
I N T E R S T A T E   -   2 5

AutoCAD SHX Text
C O U N T Y   R D.  No. 7

AutoCAD SHX Text
U N I O N   P A C I F I C   R. R.

AutoCAD SHX Text
QUIET CLAIM DEED

AutoCAD SHX Text
GREELEY / LOVELAND CANAL

AutoCAD SHX Text
BOOK 828,  PAGE 113

AutoCAD SHX Text
BOOK 821,  PAGE 523

AutoCAD SHX Text
7     8 18     17

AutoCAD SHX Text
A L L E N D A L E     P L A Z A     A D D I T I O N

AutoCAD SHX Text
D I T C H

AutoCAD SHX Text
G R E E L E Y   -   L O V E L A N D

AutoCAD SHX Text
I R R I G A T I O N

AutoCAD SHX Text
T R A C T   B

AutoCAD SHX Text
A L L E N D A L E     S U B D I V I S I O N

AutoCAD SHX Text
17     16

AutoCAD SHX Text
9 16

AutoCAD SHX Text
C H I L S O N - S T R O H F A R M S A D D I T I O N

AutoCAD SHX Text
N.  B O Y D    L A K E     A V E N U E   (C O U N T Y   R O A D  9)

AutoCAD SHX Text
E A S T     E I S E N H O W E R     B O U L E V A R D

AutoCAD SHX Text
U. S.    H I G H W A Y    3 4

AutoCAD SHX Text
G R E A T    W E S T E R N    R. R.

AutoCAD SHX Text
8     9 17     16

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
Co. R O A D  #9

AutoCAD SHX Text
U. S.   H I G H W A Y   3 4 

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
NOT A PART

AutoCAD SHX Text
T R A C T   A

AutoCAD SHX Text
T R A C T   D

AutoCAD SHX Text
T R A C T   C

AutoCAD SHX Text
T R A C T   B

AutoCAD SHX Text
W A T E R F A L L     A D D I T I O N

AutoCAD SHX Text
8 17

AutoCAD SHX Text
17    16 20    21

AutoCAD SHX Text
17     16

AutoCAD SHX Text
9 16

AutoCAD SHX Text
SW 1/4 SEC. 16, T.5N., R.68W.

AutoCAD SHX Text
N.  B O Y D    L A K E     A V E N U E   (C O U N T Y   R O A D  9)

AutoCAD SHX Text
G A R D E L S M. R. D.

AutoCAD SHX Text
C O U N T Y    R O A D   No. 2 0

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   1

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L I N N  M. R. D.

AutoCAD SHX Text
U. S.   H I G H W A Y  3 4 E A S T    E I S E N H O W E R    B L V D.

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   1

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
U. S.   H I G H W A Y  3 4 E A S T    E I S E N H O W E R    B L V D.

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   1

AutoCAD SHX Text
H I L L  M. R. D.

AutoCAD SHX Text
Co.  Rd.  #20-C

AutoCAD SHX Text
19

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
V A L L E Y O A K    D R I V E

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
7

AutoCAD SHX Text
12

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
13

AutoCAD SHX Text
18

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
YELLOW PINE       PLACE

AutoCAD SHX Text
YAUPON   PLACE

AutoCAD SHX Text
TUNDRA  PLACE

AutoCAD SHX Text
W H I T E   B A R K   P L A C E

AutoCAD SHX Text
YUCCA  PLACE

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
B O Y D   L A K E         A V E N U E

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
OUTLOT  A

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
P A R K

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
CARRIE  LANE

AutoCAD SHX Text
V A L L E Y O A K    D R I V E

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
AREA A

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
AREA B

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
1

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
15

AutoCAD SHX Text
17

AutoCAD SHX Text
3

AutoCAD SHX Text
14

AutoCAD SHX Text
18

AutoCAD SHX Text
2

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
4

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
P A R K

AutoCAD SHX Text
AMY  PLACE

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
V A L L E Y O A K    D R I V E

AutoCAD SHX Text
V I R G I N A    D R I V E

AutoCAD SHX Text
F R A N K          R O A D

AutoCAD SHX Text
B O Y D   L A K E   A V E N U E

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
B L O C K   3

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
EAST EISENHOWER BOULEVARD

AutoCAD SHX Text
ROCKY

AutoCAD SHX Text
MOUNTAIN

AutoCAD SHX Text
VILLAGE II

AutoCAD SHX Text
MOUNTAIN VIEW HIGH SCHOOL

AutoCAD SHX Text
PINE TREE

AutoCAD SHX Text
PRIME

AutoCAD SHX Text
OUTLETS

AutoCAD SHX Text
GATEWAY

AutoCAD SHX Text
P.U.D.

AutoCAD SHX Text
CLOVER LEAF

AutoCAD SHX Text
DOG TRACK

AutoCAD SHX Text
HOUTS

AutoCAD SHX Text
RESERVOIR

AutoCAD SHX Text
EQUALIZER

AutoCAD SHX Text
LAKE

AutoCAD SHX Text
IRRIGATION DITCH

AutoCAD SHX Text
FARMERS

AutoCAD SHX Text
DITCH

AutoCAD SHX Text
BIG THOMPSON RIVER

AutoCAD SHX Text
BARNSTORM

AutoCAD SHX Text
2ND ADDITION

AutoCAD SHX Text
CROSSROADS 

AutoCAD SHX Text
BUSINESS PARK

AutoCAD SHX Text
KNESS ADDITION

AutoCAD SHX Text
UNION  PACIFIC RAILROAD

AutoCAD SHX Text
BOYD LAKE OUTLET DITCH

AutoCAD SHX Text
FARMERS DITCH

AutoCAD SHX Text
CANAL

AutoCAD SHX Text
CROSSROADS BLVD.

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
1

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
B L O C K   3

AutoCAD SHX Text
B L O C K   4

AutoCAD SHX Text
W A T E R L O O    D R I V E

AutoCAD SHX Text
R O C H E S T E R    D R I V E

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
C R O S S R O A D S B U S I N E S S   P A R K THIRD SUBDIVISION

AutoCAD SHX Text
W A T E R L O O C O U R T

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
CROSSROADS BOULEVARD

AutoCAD SHX Text
CO. ROAD No. 3

AutoCAD SHX Text
50' WYCO GAS CO. ESMT.

AutoCAD SHX Text
LOT 2

AutoCAD SHX Text
20' A.T. & T. ESMT.

AutoCAD SHX Text
LOT 3

AutoCAD SHX Text
LOT 4

AutoCAD SHX Text
35' EASEMENT RIGHT-OF-WAY  (RCPTN #94042272)

AutoCAD SHX Text
TRACT 1

AutoCAD SHX Text
TRACT 2

AutoCAD SHX Text
TRACT 3

AutoCAD SHX Text
TRACT 4

AutoCAD SHX Text
INTERSTATE - 25

AutoCAD SHX Text
INTERSTATE - 25

AutoCAD SHX Text
TRACT B

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
UNION PACIFIC RAILROAD

AutoCAD SHX Text
EAST 29TH STREET

AutoCAD SHX Text
ROCKY MOUNTAIN AVENUE

AutoCAD SHX Text
COUNTY RD. 3

AutoCAD SHX Text
EAST FIRST STREET

AutoCAD SHX Text
BOYD LAKE AVENUE

AutoCAD SHX Text
THIRTEENTH STREET

AutoCAD SHX Text
NINTH STREET

AutoCAD SHX Text
EAST EISENHOWER BOULEVARD

AutoCAD SHX Text
EAGLE RIDGE

AutoCAD SHX Text
APARTMENTS

AutoCAD SHX Text
ROCKY MOUNTAIN

AutoCAD SHX Text
AVENUE

AutoCAD SHX Text
GREAT WESTERN RAILROAD

AutoCAD SHX Text
BOYD LAKE OUTLET DITCH

AutoCAD SHX Text
BOYD LAKE AVENUE

AutoCAD SHX Text
BOYD

AutoCAD SHX Text
LAKE

AutoCAD SHX Text
SHORES

AutoCAD SHX Text
VALLEY OAK DRIVE

AutoCAD SHX Text
LOVELAND &

AutoCAD SHX Text
IRRIGATION DITCH

AutoCAD SHX Text
GREELEY

AutoCAD SHX Text
COUNTY ROAD 9E

AutoCAD SHX Text
Parcel C of the

AutoCAD SHX Text
Millennium

AutoCAD SHX Text
GDP

AutoCAD SHX Text
Parcel B of the

AutoCAD SHX Text
Millennium

AutoCAD SHX Text
GDP

AutoCAD SHX Text
Parcel B of the

AutoCAD SHX Text
Millennium

AutoCAD SHX Text
GDP

AutoCAD SHX Text
HIGH PLAINS BLVD.

AutoCAD SHX Text
Parcel C of the

AutoCAD SHX Text
Millennium

AutoCAD SHX Text
GDP

AutoCAD SHX Text
Parcel B of the

AutoCAD SHX Text
Millennium

AutoCAD SHX Text
GDP

AutoCAD SHX Text
KENDALL PARKWAY

AutoCAD SHX Text
FUTURE

AutoCAD SHX Text
CENTERRA

AutoCAD SHX Text
PARKWAY

AutoCAD SHX Text
Parcel A of the Millennium GDP

AutoCAD SHX Text
Parcel D of the Millennium GDP

AutoCAD SHX Text
CROSSROADS BOULEVARD

AutoCAD SHX Text
UNION PACIFIC RAILROAD

AutoCAD SHX Text
MOUNTAIN

AutoCAD SHX Text
LION

AutoCAD SHX Text
SCULPTOR DRIVE

AutoCAD SHX Text
CORVUS

AutoCAD SHX Text
DRIVE

AutoCAD SHX Text
E. 5TH STREET

AutoCAD SHX Text
E. 1ST STREET

AutoCAD SHX Text
Parcel B

AutoCAD SHX Text
McWHINNEY BOULEVARD

AutoCAD SHX Text
McWHINNEY BOULEVARD

AutoCAD SHX Text
THOMPSON PARKWAY

AutoCAD SHX Text
LARIMER PARKWAY

AutoCAD SHX Text
CR 3

AutoCAD SHX Text
HWY 34

AutoCAD SHX Text
DRIVE

AutoCAD SHX Text
KENDALL  PARKWAY

AutoCAD SHX Text
FUTURE

AutoCAD SHX Text
KENDALL  PARKWAY

AutoCAD SHX Text
LOVELAND & GREELEY

AutoCAD SHX Text
1993 AIRPORT INFLUENCE AREA

AutoCAD SHX Text
1993 AIRPORT INFLUENCE AREA 

AutoCAD SHX Text
1993 AIRPORT INFLUENCE AREA

AutoCAD SHX Text
1993 AIRPORT INFLUENCE AREA 

AutoCAD SHX Text
70 DNL

AutoCAD SHX Text
65 DNL

AutoCAD SHX Text
RPZ

AutoCAD SHX Text
INNER CRITICAL ZONE

AutoCAD SHX Text
INNER CRITICAL ZONE

AutoCAD SHX Text
60 DNL

AutoCAD SHX Text
OUTER CRITICAL ZONE

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
Parcel B

AutoCAD SHX Text
Parcel B

AutoCAD SHX Text
Parcel B

AutoCAD SHX Text
60 DNL

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
FUTURE RUNWAY PARALLEL CRITICAL ZONE

AutoCAD SHX Text
Parcel B  of the Millennium GDP

AutoCAD SHX Text
Parcel B of the

AutoCAD SHX Text
Millennium

AutoCAD SHX Text
GDP

AutoCAD SHX Text
Parcel B

AutoCAD SHX Text
MILLENNIUM GDP AMENDMENTS:

AutoCAD SHX Text
GENERAL NOTES:

AutoCAD SHX Text
1.  APPROVAL OF THIS GDP CREATES A VESTED PROPERTY RIGHT PURSUANT TO SECTION  24-68-103 COLORADO REVISED STATUTES, AS AMENDED. 2.  SEE SECTION 15, APPENDIX D FOR MORE DETAILED AMENDMENT DESCRIPTIONS. 

AutoCAD SHX Text
T:\JOBS\McWhinney\Millennium  GDP\Modified to CWC plot colors\2017-02-10\mod-Map1-Key-Map_McW_71012.dwg

AutoCAD SHX Text
GENERAL DEVELOPMENT PLAN

AutoCAD SHX Text
KEY MAP

AutoCAD SHX Text
TENTH MAJOR AMENDMENT

AutoCAD SHX Text
MILLENNIUM GDP

AutoCAD SHX Text
LOVELAND, COLORADO

AutoCAD SHX Text
MAP  1  of  10

AutoCAD SHX Text
S C A L E :  

AutoCAD SHX Text
N O R T H      

AutoCAD SHX Text
1"

AutoCAD SHX Text
1000'

AutoCAD SHX Text
0

AutoCAD SHX Text
500'

AutoCAD SHX Text
1000'

AutoCAD SHX Text
2000'

AutoCAD SHX Text
CURRENT THROUGH MAJOR AMENDMENT 10  - DECEMBER 5TH, 2017



44 32

5

63

64

14

11 7

35

7

2823 28

13 5

3333 33 33 33 33

22

18

18

33

1

0

1

6

B

C

D

A

1

5

B

C

D

A

B

A

D

C

3

4

B

C

D

A

5

B

A

D

C

1

4

A

D

C

B

1

3

B

A

D

C

8

B

C

D

A

1

2

B

C

D

A

2

2

B

A

D

C

2

3

B

C

D

A

1

8

B

A

D

C

B

A

D

C

1

1

2

0

B

A

D

C

2

5

B

C

D

A

2

1

2

4

B

A

D

C

1

9

1

7

B

A

D

C

1

0

B

C

D

A

B

A

D

C

9

B

A

D

C

7

6

B

C

D

A

B

C

D

A

B

C

D

A

2

6

B C

DA

B

A

D

C

2

7

1

B

C

D

A

2

B

C

D

A

 
 

=

AutoCAD SHX Text
NATURE RUN DR (PR)

AutoCAD SHX Text
ROADRUNNER CT

AutoCAD SHX Text
COUNTY ROAD NO. 3

AutoCAD SHX Text
COUNTY ROAD NO. 24

AutoCAD SHX Text
E 15TH ST

AutoCAD SHX Text
CL

AutoCAD SHX Text
CREEK

AutoCAD SHX Text
STONE

AutoCAD SHX Text
FOXTRAIL DR

AutoCAD SHX Text
FOXTRAIL DR

AutoCAD SHX Text
ROCKY MOUNTAIN AVE

AutoCAD SHX Text
COUNTY ROAD NO. 3

AutoCAD SHX Text
COUNTY ROAD NO. 20E

AutoCAD SHX Text
HAHNS

AutoCAD SHX Text
PEAK

AutoCAD SHX Text
DR

AutoCAD SHX Text
N BOYD LAKE AVE

AutoCAD SHX Text
COUNTY ROAD NO. 26

AutoCAD SHX Text
LIMITS

AutoCAD SHX Text
CITY

AutoCAD SHX Text
25

AutoCAD SHX Text
COUNTY ROAD 24E

AutoCAD SHX Text
SOL DR (PR)

AutoCAD SHX Text
(PR)

AutoCAD SHX Text
CROSSROADS BLVD

AutoCAD SHX Text
CLUB DR

AutoCAD SHX Text
ST. CLOUD DR

AutoCAD SHX Text
AVENIDA DEL

AutoCAD SHX Text
ORO DR

AutoCAD SHX Text
VIA DEL

AutoCAD SHX Text
COUNTY ROAD NO. 7

AutoCAD SHX Text
VALLEYOAK DR

AutoCAD SHX Text
CALLE

AutoCAD SHX Text
DEL SOL

AutoCAD SHX Text
CT (PR)

AutoCAD SHX Text
VALLEYOAK DR

AutoCAD SHX Text
BOYD LAKE AVE

AutoCAD SHX Text
CARRIE LN

AutoCAD SHX Text
WARD AVE

AutoCAD SHX Text
SHERMAN ST (PR)

AutoCAD SHX Text
PATTON AVE (PR)

AutoCAD SHX Text
MACAUTHUR AVE (PR)

AutoCAD SHX Text
ROCHESTER DR

AutoCAD SHX Text
WATERLOO DR

AutoCAD SHX Text
I N T E R S T A T E   2 5

AutoCAD SHX Text
6'H CHAIN

AutoCAD SHX Text
LINK FENCE

AutoCAD SHX Text
NO FENCE

AutoCAD SHX Text
US HIGHWAY 34

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
WV

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
WV

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
BOYD LAKE AVE. (COUNTY ROAD 9)

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
END ZONE

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
LANE OFF DROP

AutoCAD SHX Text
ZONE OFF DROP

AutoCAD SHX Text
R

AutoCAD SHX Text
ZONE OFF DROP

AutoCAD SHX Text
R

AutoCAD SHX Text
ZONE OFF DROP

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
LANE OFF DROP

AutoCAD SHX Text
LANE OFF DROP

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
END ZONE

AutoCAD SHX Text
EAST EISENHOWER BLVD. (US HWY. 34)

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
W

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
12"W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
IRR. STRUCTURE

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
PLATE

AutoCAD SHX Text
EX. METAL

AutoCAD SHX Text
W

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
 0 

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
B

AutoCAD SHX Text
DUMPSTER

AutoCAD SHX Text
DUMPSTER

AutoCAD SHX Text
DUMPSTER

AutoCAD SHX Text
DUMPSTER

AutoCAD SHX Text
DUMPSTER

AutoCAD SHX Text
DUMPSTER

AutoCAD SHX Text
A

AutoCAD SHX Text
GARAGE

AutoCAD SHX Text
4-CAR

AutoCAD SHX Text
GARAGE

AutoCAD SHX Text
4-CAR

AutoCAD SHX Text
GARAGE

AutoCAD SHX Text
4-CAR

AutoCAD SHX Text
4-CAR

AutoCAD SHX Text
GARAGE

AutoCAD SHX Text
4-CAR

AutoCAD SHX Text
GARAGE

AutoCAD SHX Text
3

AutoCAD SHX Text
K A U F F M A N M. R. D.

AutoCAD SHX Text
T R A C T   B OPEN SPACE

AutoCAD SHX Text
L O T   1

AutoCAD SHX Text
C O U N T Y    R O A D   No. 9 E

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   3

AutoCAD SHX Text
L O T   4

AutoCAD SHX Text
T R A C T   A OPEN SPACE

AutoCAD SHX Text
75'  W.A.P.A. POWER LINE EASEMENT

AutoCAD SHX Text
7     8 18     17

AutoCAD SHX Text
L O V E L A N D   B U S I N E S S  P L A Z A   F I R S T   A D D I T I O N

AutoCAD SHX Text
18   17

AutoCAD SHX Text
E A S T     E I S E N H O W E R     B O U L E V A R D

AutoCAD SHX Text
B L O C K     1

AutoCAD SHX Text
U. S.    H I G H W A Y    3 4

AutoCAD SHX Text
T H I R T E E N T H        S T R E E T

AutoCAD SHX Text
N I N T H        S T R E E T

AutoCAD SHX Text
D E S  M O I N E S     A V E N U E 

AutoCAD SHX Text
H A R R I S B U R G     A V E N U E 

AutoCAD SHX Text
D E N V E R     A V E N U E 

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
30

AutoCAD SHX Text
31

AutoCAD SHX Text
32

AutoCAD SHX Text
33

AutoCAD SHX Text
34

AutoCAD SHX Text
35

AutoCAD SHX Text
36

AutoCAD SHX Text
37

AutoCAD SHX Text
38

AutoCAD SHX Text
39

AutoCAD SHX Text
40

AutoCAD SHX Text
41

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
25

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
30

AutoCAD SHX Text
31

AutoCAD SHX Text
32

AutoCAD SHX Text
33

AutoCAD SHX Text
34

AutoCAD SHX Text
35

AutoCAD SHX Text
36

AutoCAD SHX Text
37

AutoCAD SHX Text
38

AutoCAD SHX Text
39

AutoCAD SHX Text
40

AutoCAD SHX Text
41

AutoCAD SHX Text
B L O C K     2

AutoCAD SHX Text
B L O C K     1 3

AutoCAD SHX Text
B L O C K     3

AutoCAD SHX Text
B L O C K     1 2

AutoCAD SHX Text
B L O C K     4

AutoCAD SHX Text
B L O C K     1 1

AutoCAD SHX Text
B L O C K     5

AutoCAD SHX Text
B L O C K     1 0

AutoCAD SHX Text
B L O C K     6

AutoCAD SHX Text
B L O C K     9

AutoCAD SHX Text
B L O C K     7

AutoCAD SHX Text
B L O C K     8

AutoCAD SHX Text
A L L E Y

AutoCAD SHX Text
A L L E Y

AutoCAD SHX Text
G R E A T       W E S T E R N       R A I L R O A D

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
30

AutoCAD SHX Text
31

AutoCAD SHX Text
32

AutoCAD SHX Text
33

AutoCAD SHX Text
34

AutoCAD SHX Text
35

AutoCAD SHX Text
36

AutoCAD SHX Text
37

AutoCAD SHX Text
38

AutoCAD SHX Text
39

AutoCAD SHX Text
40

AutoCAD SHX Text
41

AutoCAD SHX Text
L O V E L A N D   B U S I N E S S  P L A Z A   S U B D I V I S I O N

AutoCAD SHX Text
18     17 19     20

AutoCAD SHX Text
A N D E R S O N F A R M   F I F T H A D D I T I O N

AutoCAD SHX Text
18   17

AutoCAD SHX Text
E A S T    F I R S T    S T R E E T

AutoCAD SHX Text
D E N V E R     A V E N U E

AutoCAD SHX Text
F A R M E R S     D I T C H

AutoCAD SHX Text
S A P H I R E    S T R E E T

AutoCAD SHX Text
R U B Y    A V E N U E

AutoCAD SHX Text
K E R M E S I T E

AutoCAD SHX Text
P L A C E

AutoCAD SHX Text
K E R M E S I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
C I N N A B A R

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
P Y R I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
Z I N C    A V E N U E

AutoCAD SHX Text
T U R Q U O I S E    S T R E E T

AutoCAD SHX Text
A T A C A M I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
S O D A L I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
E M E R A L D

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
A M E T H Y S T     A V E N U E

AutoCAD SHX Text
K R Y P T O N

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
G Y P S U M

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
T R A C T   A

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
19

AutoCAD SHX Text
1

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
TRACT C

AutoCAD SHX Text
TRACT B

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
B L O C K   3

AutoCAD SHX Text
B L O C K   4

AutoCAD SHX Text
5

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
6

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
9

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT J

AutoCAD SHX Text
TRACT H

AutoCAD SHX Text
TRACT I

AutoCAD SHX Text
TRACT G

AutoCAD SHX Text
13

AutoCAD SHX Text
13

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
16

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
17

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
B L O C K   3

AutoCAD SHX Text
B L O C K   4

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
44

AutoCAD SHX Text
43

AutoCAD SHX Text
42

AutoCAD SHX Text
41

AutoCAD SHX Text
40

AutoCAD SHX Text
39

AutoCAD SHX Text
38

AutoCAD SHX Text
37

AutoCAD SHX Text
36

AutoCAD SHX Text
35

AutoCAD SHX Text
34

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
B L O C K   5

AutoCAD SHX Text
B L O C K   7

AutoCAD SHX Text
B L O C K   6

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
33

AutoCAD SHX Text
32

AutoCAD SHX Text
31

AutoCAD SHX Text
30

AutoCAD SHX Text
29

AutoCAD SHX Text
28

AutoCAD SHX Text
27

AutoCAD SHX Text
26

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
17

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT K

AutoCAD SHX Text
TRACT U

AutoCAD SHX Text
TRACT U

AutoCAD SHX Text
TRACT V

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT Z

AutoCAD SHX Text
TRACT F

AutoCAD SHX Text
TRACT X

AutoCAD SHX Text
TRACT W

AutoCAD SHX Text
TRACT Y

AutoCAD SHX Text
TRACT V

AutoCAD SHX Text
O P A L

AutoCAD SHX Text
P L A C E

AutoCAD SHX Text
O P A L

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
S E L E N I U M

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
T U N G S T E N

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
E M E R A L D    S T R E E T

AutoCAD SHX Text
A U G I T E     P L A C E

AutoCAD SHX Text
A R G O N   P L A C E

AutoCAD SHX Text
C A L C I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
TRACT AA

AutoCAD SHX Text
TRACT CC

AutoCAD SHX Text
TRACT BB

AutoCAD SHX Text
TRACT Q

AutoCAD SHX Text
TRACT V

AutoCAD SHX Text
TRACT V

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
U.S. HIGHWAY 34

AutoCAD SHX Text
U.S. HIGHWAY 34

AutoCAD SHX Text
50' EXCLUSIVE CITY OF

AutoCAD SHX Text
GREELEY WATER EASEMENT

AutoCAD SHX Text
15' DRAINAGE

AutoCAD SHX Text
AND UTILITY

AutoCAD SHX Text
EASEMENT

AutoCAD SHX Text
ROCKY MOUNTAIN

AutoCAD SHX Text
FOXTRAIL DRIVE

AutoCAD SHX Text
I

AutoCAD SHX Text
R

AutoCAD SHX Text
S

AutoCAD SHX Text
T

AutoCAD SHX Text
O

AutoCAD SHX Text
N

AutoCAD SHX Text
E

AutoCAD SHX Text
C

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
K

AutoCAD SHX Text
D

AutoCAD SHX Text
V

AutoCAD SHX Text
E

AutoCAD SHX Text
90'

AutoCAD SHX Text
R.O.W.

AutoCAD SHX Text
McWHINNEY BLVD.

AutoCAD SHX Text
McWHINNEY

AutoCAD SHX Text
H A H N S

AutoCAD SHX Text
D R I V E

AutoCAD SHX Text
P E A K

AutoCAD SHX Text
McWHINNEY  11TH  SUB.

AutoCAD SHX Text
TRACT B

AutoCAD SHX Text
McWHINNEY  11TH  SUB.

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
9TH SUB.

AutoCAD SHX Text
McWHINNEY 10TH SUB.

AutoCAD SHX Text
FOXTRAIL DRIVE

AutoCAD SHX Text
E. EISENHOWER BLVD.

AutoCAD SHX Text
SIXTH SUBDIVISION

AutoCAD SHX Text
LOT 2

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
McWHINNEY

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
SUBDIVISION

AutoCAD SHX Text
McWHINNEY EIGHTH

AutoCAD SHX Text
SECOND SUBDIVISION

AutoCAD SHX Text
LOT 1, BLOCK 3,

AutoCAD SHX Text
McWHINNEY

AutoCAD SHX Text
McWHINNEY BLVD.

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
OUTLOT C

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
OUTLOT B

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
FOXTRAIL

AutoCAD SHX Text
OUTLOT A

AutoCAD SHX Text
FALL RIVER DRIVE

AutoCAD SHX Text
DRIVE

AutoCAD SHX Text
McWHINNEY ADDITION

AutoCAD SHX Text
LOT 1, BLOCK 1

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
MCWHINNEY

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
MCWHINNEY  12TH  SUB.

AutoCAD SHX Text
AVENUE

AutoCAD SHX Text
11TH  SUB.

AutoCAD SHX Text
MCWHINNEY

AutoCAD SHX Text
11TH  SUB.

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
TRACT E

AutoCAD SHX Text
OUTLOT A

AutoCAD SHX Text
OUTLOT A

AutoCAD SHX Text
I N T E R S T A T E  -  2 5

AutoCAD SHX Text
TRACT A LS-1180 RCPTN. #97070957

AutoCAD SHX Text
LS-351 RCPTN. #93019358

AutoCAD SHX Text
MYERS GROUP PARTNERSHIP #949 ADDITION RCPTN #86063638

AutoCAD SHX Text
I N T E R S T A T E   -   2 5

AutoCAD SHX Text
C O U N T Y   R D.  No. 7

AutoCAD SHX Text
U N I O N   P A C I F I C   R. R.

AutoCAD SHX Text
QUIET CLAIM DEED

AutoCAD SHX Text
GREELEY / LOVELAND CANAL

AutoCAD SHX Text
BOOK 828,  PAGE 113

AutoCAD SHX Text
BOOK 821,  PAGE 523

AutoCAD SHX Text
7     8 18     17

AutoCAD SHX Text
A L L E N D A L E     P L A Z A     A D D I T I O N

AutoCAD SHX Text
7 18

AutoCAD SHX Text
G R E E L E Y   -   L O V E L A N D    I R R I G A T I O N    D I T C H

AutoCAD SHX Text
D I T C H

AutoCAD SHX Text
G R E E L E Y   -   L O V E L A N D

AutoCAD SHX Text
I R R I G A T I O N

AutoCAD SHX Text
T R A C T   B

AutoCAD SHX Text
A L L E N D A L E     S U B D I V I S I O N

AutoCAD SHX Text
A L L E N D A L E     S U B D I V I S I O N

AutoCAD SHX Text
T R A C T   A

AutoCAD SHX Text
D E N V E R     A V E N U E 

AutoCAD SHX Text
17     16

AutoCAD SHX Text
9 16

AutoCAD SHX Text
C H I L S O N - S T R O H F A R M S A D D I T I O N

AutoCAD SHX Text
N.  B O Y D    L A K E     A V E N U E   (C O U N T Y   R O A D  9)

AutoCAD SHX Text
E A S T     E I S E N H O W E R     B O U L E V A R D

AutoCAD SHX Text
U. S.    H I G H W A Y    3 4

AutoCAD SHX Text
G R E A T    W E S T E R N    R. R.

AutoCAD SHX Text
8     9 17     16

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
Co. R O A D  #9

AutoCAD SHX Text
U. S.   H I G H W A Y   3 4 

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
NOT A PART

AutoCAD SHX Text
T R A C T   A

AutoCAD SHX Text
T R A C T   D

AutoCAD SHX Text
T R A C T   C

AutoCAD SHX Text
T R A C T   B

AutoCAD SHX Text
W A T E R F A L L     A D D I T I O N

AutoCAD SHX Text
8 17

AutoCAD SHX Text
17    16 20    21

AutoCAD SHX Text
17     16

AutoCAD SHX Text
9 16

AutoCAD SHX Text
SW 1/4 SEC. 16, T.5N., R.68W.

AutoCAD SHX Text
N.  B O Y D    L A K E     A V E N U E   (C O U N T Y   R O A D  9)

AutoCAD SHX Text
G A R D E L S M. R. D.

AutoCAD SHX Text
C O U N T Y    R O A D   No. 2 0

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   1

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L I N N  M. R. D.

AutoCAD SHX Text
U. S.   H I G H W A Y  3 4 E A S T    E I S E N H O W E R    B L V D.

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   1

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
U. S.   H I G H W A Y  3 4 E A S T    E I S E N H O W E R    B L V D.

AutoCAD SHX Text
L O T   2

AutoCAD SHX Text
L O T   1

AutoCAD SHX Text
H I L L  M. R. D.

AutoCAD SHX Text
Co.  Rd.  #20-C

AutoCAD SHX Text
19

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
V A L L E Y O A K    D R I V E

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
7

AutoCAD SHX Text
12

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
13

AutoCAD SHX Text
18

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
YELLOW PINE       PLACE

AutoCAD SHX Text
YAUPON   PLACE

AutoCAD SHX Text
TUNDRA  PLACE

AutoCAD SHX Text
W H I T E   B A R K   P L A C E

AutoCAD SHX Text
YUCCA  PLACE

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
B O Y D   L A K E         A V E N U E

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
OUTLOT  A

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
P A R K

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
CARRIE  LANE

AutoCAD SHX Text
V A L L E Y O A K    D R I V E

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
AREA A

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
AREA B

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
1

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
15

AutoCAD SHX Text
17

AutoCAD SHX Text
3

AutoCAD SHX Text
14

AutoCAD SHX Text
18

AutoCAD SHX Text
2

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
4

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
P A R K

AutoCAD SHX Text
AMY  PLACE

AutoCAD SHX Text
B O Y D     L A K E

AutoCAD SHX Text
V A L L E Y O A K    D R I V E

AutoCAD SHX Text
V I R G I N A    D R I V E

AutoCAD SHX Text
F R A N K          R O A D

AutoCAD SHX Text
B O Y D   L A K E   A V E N U E

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
B L O C K   3

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
TRACT B

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
UNION PACIFIC RAILROAD

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
1

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
7

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
B L O C K   3

AutoCAD SHX Text
B L O C K   4

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
C R O S S R O A D S B U S I N E S S   P A R K THIRD SUBDIVISION

AutoCAD SHX Text
W A T E R L O O C O U R T

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
CROSSROADS BOULEVARD

AutoCAD SHX Text
CO. ROAD No. 3

AutoCAD SHX Text
50' WYCO GAS CO. ESMT.

AutoCAD SHX Text
LOT 2

AutoCAD SHX Text
20' A.T. & T. ESMT.

AutoCAD SHX Text
LOT 3

AutoCAD SHX Text
LOT 4

AutoCAD SHX Text
35' EASEMENT RIGHT-OF-WAY  (RCPTN #94042272)

AutoCAD SHX Text
TRACT 1

AutoCAD SHX Text
TRACT 2

AutoCAD SHX Text
TRACT 3

AutoCAD SHX Text
TRACT 4

AutoCAD SHX Text
PARCEL C

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
PARCEL A

AutoCAD SHX Text
PARCEL D

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
OFF SITE

AutoCAD SHX Text
TRAIL

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
OFF SITE

AutoCAD SHX Text
TRAIL

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
OFF SITE

AutoCAD SHX Text
TRAIL

AutoCAD SHX Text
EAST EISENHOWER BOULEVARD

AutoCAD SHX Text
ROCKY

AutoCAD SHX Text
MOUNTAIN

AutoCAD SHX Text
VILLAGE II

AutoCAD SHX Text
MOUNTAIN VIEW HIGH SCHOOL

AutoCAD SHX Text
PINE TREE

AutoCAD SHX Text
PRIME

AutoCAD SHX Text
OUTLETS

AutoCAD SHX Text
GATEWAY

AutoCAD SHX Text
P.U.D.

AutoCAD SHX Text
CLOVER LEAF

AutoCAD SHX Text
DOG TRACK

AutoCAD SHX Text
HOUTS

AutoCAD SHX Text
RESERVOIR

AutoCAD SHX Text
EQUALIZER

AutoCAD SHX Text
LAKE

AutoCAD SHX Text
UNION PACIFIC RR

AutoCAD SHX Text
GREELEY  - LOVELAND IRRIGATION DITCH

AutoCAD SHX Text
FARMERS

AutoCAD SHX Text
DITCH

AutoCAD SHX Text
BIG THOMPSON RIVER

AutoCAD SHX Text
BOYD LAKE

AutoCAD SHX Text
BARNSTORM

AutoCAD SHX Text
2ND ADDITION

AutoCAD SHX Text
CROSSROADS BUSINESS

AutoCAD SHX Text
PARK

AutoCAD SHX Text
KNESS ADDITION

AutoCAD SHX Text
UNION PACIFIC RAIL ROAD

AutoCAD SHX Text
BOYD LAKE OUTLET DITCH

AutoCAD SHX Text
FARMERS DITCH

AutoCAD SHX Text
CANAL

AutoCAD SHX Text
CROSSROADS BLVD.

AutoCAD SHX Text
INTERSTATE - 25

AutoCAD SHX Text
EAST 29TH STREET

AutoCAD SHX Text
ROCKY MOUNTAIN AVENUE

AutoCAD SHX Text
EAST 37TH STREET

AutoCAD SHX Text
COUNTY RD. 3

AutoCAD SHX Text
EAST FIRST STREET

AutoCAD SHX Text
BOYD LAKE AVENUE

AutoCAD SHX Text
THIRTEENTH STREET

AutoCAD SHX Text
NINTH STREET

AutoCAD SHX Text
EAGLE RIDGE

AutoCAD SHX Text
APARTMENTS

AutoCAD SHX Text
McWHINNEY BLVD.

AutoCAD SHX Text
ROCKY

AutoCAD SHX Text
AVENUE

AutoCAD SHX Text
GREAT WESTERN RAILROAD

AutoCAD SHX Text
BOYD LAKE OUTLET DITCH

AutoCAD SHX Text
BOYD LAKE AVENUE

AutoCAD SHX Text
BOYD

AutoCAD SHX Text
LAKE

AutoCAD SHX Text
SHORES

AutoCAD SHX Text
GREELEY - LOVELAND

AutoCAD SHX Text
IRRIGATION DITCH

AutoCAD SHX Text
EXISTING

AutoCAD SHX Text
TRAIL 

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
20

AutoCAD SHX Text
20

AutoCAD SHX Text
24

AutoCAD SHX Text
24

AutoCAD SHX Text
24

AutoCAD SHX Text
24

AutoCAD SHX Text
24

AutoCAD SHX Text
24

AutoCAD SHX Text
24

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
23

AutoCAD SHX Text
23

AutoCAD SHX Text
23

AutoCAD SHX Text
23

AutoCAD SHX Text
23

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
20

AutoCAD SHX Text
20

AutoCAD SHX Text
26

AutoCAD SHX Text
21

AutoCAD SHX Text
21

AutoCAD SHX Text
19

AutoCAD SHX Text
19

AutoCAD SHX Text
19

AutoCAD SHX Text
19

AutoCAD SHX Text
19

AutoCAD SHX Text
19

AutoCAD SHX Text
18

AutoCAD SHX Text
18

AutoCAD SHX Text
22

AutoCAD SHX Text
22

AutoCAD SHX Text
18

AutoCAD SHX Text
18

AutoCAD SHX Text
22

AutoCAD SHX Text
22

AutoCAD SHX Text
22

AutoCAD SHX Text
22

AutoCAD SHX Text
16

AutoCAD SHX Text
16

AutoCAD SHX Text
18

AutoCAD SHX Text
18

AutoCAD SHX Text
18

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
17

AutoCAD SHX Text
17

AutoCAD SHX Text
17

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
11

AutoCAD SHX Text
11

AutoCAD SHX Text
11

AutoCAD SHX Text
11

AutoCAD SHX Text
11

AutoCAD SHX Text
16

AutoCAD SHX Text
16

AutoCAD SHX Text
16

AutoCAD SHX Text
16

AutoCAD SHX Text
11

AutoCAD SHX Text
11

AutoCAD SHX Text
16

AutoCAD SHX Text
16

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
9

AutoCAD SHX Text
9

AutoCAD SHX Text
17

AutoCAD SHX Text
17

AutoCAD SHX Text
17

AutoCAD SHX Text
17

AutoCAD SHX Text
9

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
9

AutoCAD SHX Text
9

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
8

AutoCAD SHX Text
8

AutoCAD SHX Text
8

AutoCAD SHX Text
8

AutoCAD SHX Text
8

AutoCAD SHX Text
3

AutoCAD SHX Text
3

AutoCAD SHX Text
3

AutoCAD SHX Text
3

AutoCAD SHX Text
7

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
6

AutoCAD SHX Text
6

AutoCAD SHX Text
6

AutoCAD SHX Text
13

AutoCAD SHX Text
13

AutoCAD SHX Text
13

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
12

AutoCAD SHX Text
14

AutoCAD SHX Text
14

AutoCAD SHX Text
14

AutoCAD SHX Text
14

AutoCAD SHX Text
6

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
7

AutoCAD SHX Text
7

AutoCAD SHX Text
7

AutoCAD SHX Text
7

AutoCAD SHX Text
7

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
3

AutoCAD SHX Text
3

AutoCAD SHX Text
3

AutoCAD SHX Text
PHASE 1

AutoCAD SHX Text
PHASE 2

AutoCAD SHX Text
PHASE 1

AutoCAD SHX Text
PHASE 2

AutoCAD SHX Text
27

AutoCAD SHX Text
27

AutoCAD SHX Text
26

AutoCAD SHX Text
26

AutoCAD SHX Text
26

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
25

AutoCAD SHX Text
25

AutoCAD SHX Text
25

AutoCAD SHX Text
25

AutoCAD SHX Text
25

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
27

AutoCAD SHX Text
27

AutoCAD SHX Text
27

AutoCAD SHX Text
27

AutoCAD SHX Text
26

AutoCAD SHX Text
20

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
21

AutoCAD SHX Text
21

AutoCAD SHX Text
21

AutoCAD SHX Text
21

AutoCAD SHX Text
21

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
13

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
14

AutoCAD SHX Text
14

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
13

AutoCAD SHX Text
19

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
20

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
22

AutoCAD SHX Text
22

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
25

AutoCAD SHX Text
25

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
23

AutoCAD SHX Text
23

AutoCAD SHX Text
TYPE IIR

AutoCAD SHX Text
TYPE  IR

AutoCAD SHX Text
TYPE  II

AutoCAD SHX Text
TYPE I

AutoCAD SHX Text
TYPE  II

AutoCAD SHX Text
TYPE  IR

AutoCAD SHX Text
TYPE  IIR

AutoCAD SHX Text
TYPE  IR

AutoCAD SHX Text
TYPE  IIR

AutoCAD SHX Text
TYPE  I

AutoCAD SHX Text
TYPE  IIR

AutoCAD SHX Text
TYPE  IIR

AutoCAD SHX Text
TYPE IR

AutoCAD SHX Text
TYPE  IR

AutoCAD SHX Text
TYPE  IIR

AutoCAD SHX Text
TYPE  IIR

AutoCAD SHX Text
TYPE  II

AutoCAD SHX Text
TYPE  IIR

AutoCAD SHX Text
TYPE  I

AutoCAD SHX Text
TYPE  I

AutoCAD SHX Text
TYPE  II

AutoCAD SHX Text
TYPE  I

AutoCAD SHX Text
TYPE  IIR

AutoCAD SHX Text
TYPE  IR

AutoCAD SHX Text
TYPE  I

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
U

AutoCAD SHX Text
TYPE IR

AutoCAD SHX Text
TYPE IR

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
ELEMENTARY

AutoCAD SHX Text
SCHOOL SITE

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
NEIGHBORHOOD

AutoCAD SHX Text
PARK

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
OFF SITE

AutoCAD SHX Text
TRAIL

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
OFF SITE

AutoCAD SHX Text
TRAIL

AutoCAD SHX Text
MIDDLE SCHOOL SITE

AutoCAD SHX Text
34.9 GROSS AC%%P

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
TRAIL SYSTEM

AutoCAD SHX Text
EXISTING

AutoCAD SHX Text
CROSSROADS BLVD.

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
PARCEL A

AutoCAD SHX Text
UNDERPASS LINK

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
UNDERPASS LINK

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
PARCEL A

AutoCAD SHX Text
HIGH PLAINS BLVD.

AutoCAD SHX Text
McWHINNEY BLVD.

AutoCAD SHX Text
FUTURE KENDALL PARKWAY

AutoCAD SHX Text
MOUNTAIN LION DRIVE

AutoCAD SHX Text
CENTERRA  PARKWAY

AutoCAD SHX Text
CORVUS DRIVE

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
US HIGHWAY 34

AutoCAD SHX Text
FUTURE KENDALL PARKWAY

AutoCAD SHX Text
MOUNTAIN

AutoCAD SHX Text
KENDALL PARKWAY

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
WETLANDS

AutoCAD SHX Text
(locations to be determined at time of development approval)

AutoCAD SHX Text
CONCEPTUAL ACCESS POINT

AutoCAD SHX Text
BUFFER ZONE

AutoCAD SHX Text
CONCEPTUAL TRAILS ALONG ROADWAY

AutoCAD SHX Text
CONCEPTUAL TRAILS WITHIN OPEN SPACE

AutoCAD SHX Text
CONCEPTUAL FUTURE TRAILS (BY OTHERS)

AutoCAD SHX Text
CONCEPTUAL TRAILS ALONG ROADWAY (BY OTHERS)

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
T:\JOBS\McWhinney\Millennium  GDP\Modified to CWC plot colors\2017-02-10\mod-Map2-Conceptual-Amenity-Map_MCW_71012.dwg

AutoCAD SHX Text
GENERAL DEVELOPMENT PLAN

AutoCAD SHX Text
CONCEPTUAL AMENITY MAP

AutoCAD SHX Text
TENTH MAJOR AMENDMENT

AutoCAD SHX Text
MILLENNIUM GDP

AutoCAD SHX Text
LOVELAND, COLORADO

AutoCAD SHX Text
MAP  2  of  10

AutoCAD SHX Text
S C A L E :  

AutoCAD SHX Text
N O R T H      

AutoCAD SHX Text
1"

AutoCAD SHX Text
1000'

AutoCAD SHX Text
0

AutoCAD SHX Text
500'

AutoCAD SHX Text
1000'

AutoCAD SHX Text
2000'

AutoCAD SHX Text
CURRENT THROUGH MAJOR AMENDMENT 10  - DECEMBER 5TH, 2017



12'' W
12'' W

12
'' S

S

8'' W

FM FM FM FM

24
'' S

S
24

'' S
S

24
'' S

S
24

'' S
S

24
'' S

S
24

'' S
S

8'
' W

SS SS SS SS

SS

SS SS SS

SS

SS
SS

SS

SS
SS

SS
SS

SS
SS

24
'' W

24
'' W

24
'' W

24
'' W

24
'' W

24
'' W

12'' W

12'' W

30'' W 30'' W 30'' W 30'' W 30'' W 30'' W

30
'' W

16'' W

16'' W

16'' W

16'' W

W

W W

SS

SS
SS

SS

SS

FM

FM

FM FM

8'' W 8'' W

8'
' W

10
'' W

10
'' W

10
'' W

16'' W

16'' W
16'' W

16'' W

16'' W
16'' W 16'' W

16'' W

SS

SS
SS

SS
SS

SS

SS SS12'' W 12'' W 12'' W 12'' W 12'' W

24'' W

24
'' W

24
'' W

16'' W 16'' W 16'' W
16'' W

16'' W

16'' W

16'' W

16'' W

16'' W

16'' W

16'' W 16
'' W

16
'' W

16
'' W

16
'' W

16'' W 16'' W

16
'' W

16
'' W

16
'' W

16
'' W

10
'' S

S
10

'' S
S

10
'' S

S

10
'' W

SS
SS

SS

12
'' W

12
'' W

12
'' W

12
'' W

12
'' W

12
'' W

12
'' W

12
'' W

12
'' W

12
'' W

12'' W

8'' W
8'' W

8'' W

SS

SS

SS

16
'' W

16
'' W

12
'' W

SS SS

SS

SS
SS

15'' SS 15'' SS 15'' SS
15'' SS

15'' SS

15
'' S

S

15'' SS

12'' W

12
'' W

12'' W
12'' W 12'' W

30
'' S

S

30'' SS

30
'' S

S

30'' SS 30
'' S

S
30

'' S
S

30'' SS 30
'' S

S

12
'' W

24'' W 24'' W 24'' W

24
'' W

24'' W 24'' W

24
'' W

SS

SS
SS

SS

FM

W W

W W

W

16
'' W

16
'' W

16
'' W

24'' W 24'' W

24
'' W

30
'' W

W

SS

SS

W

FM

FM

  

=

CWC CONSULTING GROUP
CIVIL ENGINEERING · LAND SURVEYING ·

CONSTRUCTION SERVICES

AutoCAD SHX Text
25

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
PARCEL C

AutoCAD SHX Text
PARCEL

AutoCAD SHX Text
      B

AutoCAD SHX Text
PARCEL A

AutoCAD SHX Text
PARCEL D

AutoCAD SHX Text
ROCKY

AutoCAD SHX Text
MOUNTAIN

AutoCAD SHX Text
VILLAGE II

AutoCAD SHX Text
PINE TREE

AutoCAD SHX Text
PRIME

AutoCAD SHX Text
OUTLETS

AutoCAD SHX Text
GATEWAY

AutoCAD SHX Text
P.U.D.

AutoCAD SHX Text
CLOVER LEAF

AutoCAD SHX Text
DOG TRACK

AutoCAD SHX Text
HOUTS

AutoCAD SHX Text
RESERVOIR

AutoCAD SHX Text
EQUALIZER

AutoCAD SHX Text
LAKE

AutoCAD SHX Text
UNION PACIFIC RR

AutoCAD SHX Text
GREELEY  - LOVELAND IRRIGATION CANAL

AutoCAD SHX Text
FARMERS

AutoCAD SHX Text
DITCH

AutoCAD SHX Text
BIG THOMPSON RIVER

AutoCAD SHX Text
BOYD LAKE

AutoCAD SHX Text
BARNSTORM

AutoCAD SHX Text
2ND ADDITION

AutoCAD SHX Text
CROSSROADS BUSINESS

AutoCAD SHX Text
PARK

AutoCAD SHX Text
KNESS ADDITION

AutoCAD SHX Text
UNION PACIFIC RAIL ROAD

AutoCAD SHX Text
BOYD LAKE OUTLET DITCH

AutoCAD SHX Text
FARMERS

AutoCAD SHX Text
CANAL

AutoCAD SHX Text
CROSSROADS BLVD.

AutoCAD SHX Text
INTERSTATE - 25

AutoCAD SHX Text
INTERSTATE - 25

AutoCAD SHX Text
EAST 29TH STREET

AutoCAD SHX Text
ROCKY MOUNTAIN AVENUE

AutoCAD SHX Text
EAST 37TH STREET

AutoCAD SHX Text
HIGH PLAINS BLVD.

AutoCAD SHX Text
EAST 5TH STREET

AutoCAD SHX Text
EAST FIRST STREET

AutoCAD SHX Text
BOYD LAKE AVENUE

AutoCAD SHX Text
THIRTEENTH STREET

AutoCAD SHX Text
NINTH STREET

AutoCAD SHX Text
EAGLE

AutoCAD SHX Text
RIDGE

AutoCAD SHX Text
APARTMENTS

AutoCAD SHX Text
ROCKY MOUNTAIN

AutoCAD SHX Text
AVENUE

AutoCAD SHX Text
GREAT WESTERN RAIL ROAD

AutoCAD SHX Text
BOYD LAKE OUTLET DITCH

AutoCAD SHX Text
BOYD LAKE AVENUE

AutoCAD SHX Text
BOYD

AutoCAD SHX Text
LAKE

AutoCAD SHX Text
SHORES

AutoCAD SHX Text
VALLEY OAK DRIVE

AutoCAD SHX Text
GREELEY - LOVELAND

AutoCAD SHX Text
IRRIGATION CANAL

AutoCAD SHX Text
EXISTING EAST SIDE

AutoCAD SHX Text
LIFT STATION

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
TARGET

AutoCAD SHX Text
CROSSROADS BLVD.

AutoCAD SHX Text
PARCEL C

AutoCAD SHX Text
EXISTING CONNECTION

AutoCAD SHX Text
TO LOVELAND\FORT

AutoCAD SHX Text
COLLINS WATER

AutoCAD SHX Text
DISTRICT SYSTEM

AutoCAD SHX Text
PARCEL

AutoCAD SHX Text
B

AutoCAD SHX Text
PARCEL

AutoCAD SHX Text
B

AutoCAD SHX Text
PROPOSED INTERCHANGE

AutoCAD SHX Text
LIFT STATION

AutoCAD SHX Text
GATEWAY

AutoCAD SHX Text
P.U.D.

AutoCAD SHX Text
PROPOSED PRIVATE

AutoCAD SHX Text
SS LIFT STATION

AutoCAD SHX Text
REGIONAL  DETENTION  POND #2

AutoCAD SHX Text
INTERIM REGIONAL  DETENTION  POND #1

AutoCAD SHX Text
EXISTING WATER TANK (2 MG)

AutoCAD SHX Text
CENTERRA 

AutoCAD SHX Text
PARKWAY

AutoCAD SHX Text
DITCH

AutoCAD SHX Text
PARCEL A

AutoCAD SHX Text
PARCEL  B

AutoCAD SHX Text
EAST EISENHOWER BLVD. (US HWY. 34)

AutoCAD SHX Text
MOUNTAIN VIEW HIGH SCHOOL

AutoCAD SHX Text
McWHINNEY BLVD.

AutoCAD SHX Text
US HIGHWAY 34

AutoCAD SHX Text
EXISTING SANITARY SEWER LINE TERMINATES AT EXISTING WASTE WATER TREATMENT PLANT TO THE SOUTH

AutoCAD SHX Text
HAHNS PEAK        DRIVE

AutoCAD SHX Text
PROPOSED CENTERRA PUMP STATION  (BY C.O.L.)

AutoCAD SHX Text
FUTURE WATER TANK (2 MG) (BY C.O.L.)

AutoCAD SHX Text
PROPOSED 16" WATER MAIN BORING UNDER EISENHOWER BLVD.  (BY C.O.L.)

AutoCAD SHX Text
UTILITY NOTES:

AutoCAD SHX Text
1)

AutoCAD SHX Text
WATER SERVICE WILL BE PROVIDED BY THE CITY OF LOVELAND. WATER

AutoCAD SHX Text
DISTRIBUTION INFRASTRUCTURE SHALL BE DESIGNED AND CONSTRUCTED

AutoCAD SHX Text
AS PER CURRENT CITY OF LOVELAND STANDARDS.

AutoCAD SHX Text
WASTEWATER SERVICE WILL BE PROVIDED BY THE CITY OF LOVELAND.

AutoCAD SHX Text
GRAVITY SEWER SYSTEMS AND SEWER LIFT STATIONS, IF REQUIRED, SHALL

AutoCAD SHX Text
BE DESIGNED AND CONSTRUCTED AS PER CURRENT CITY OF LOVELAND

AutoCAD SHX Text
2)

AutoCAD SHX Text
STANDARDS.

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
PROPOSED SANITARY SEWER

AutoCAD SHX Text
POTENTIAL FILL AREAS 

AutoCAD SHX Text
POTENTIAL CUT AREAS 

AutoCAD SHX Text
EXISTING  WATER

AutoCAD SHX Text
POTENTIAL REGIONAL

AutoCAD SHX Text
DETENTION POND

AutoCAD SHX Text
DRAINAGE FLOW DIRECTION

AutoCAD SHX Text
T:\JOBS\McWhinney\Millennium  GDP\Modified to CWC plot colors\2017-02-10\mod-Map3-utilgradmap(01.12.09)_McW.dwg

AutoCAD SHX Text
PROPOSED WATER

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
EXISTING SANITARY SEWER

AutoCAD SHX Text
PROPOSED FORCE MAIN

AutoCAD SHX Text
EXISTING FORCE MAIN

AutoCAD SHX Text
GENERAL DEVELOPMENT PLAN

AutoCAD SHX Text
CONCEPTUAL UTILITY - GRADING MAP

AutoCAD SHX Text
TENTH MAJOR AMENDMENT

AutoCAD SHX Text
MILLENNIUM GDP

AutoCAD SHX Text
LOVELAND, COLORADO

AutoCAD SHX Text
MAP  3  of  10

AutoCAD SHX Text
S C A L E :  

AutoCAD SHX Text
N O R T H      

AutoCAD SHX Text
1"

AutoCAD SHX Text
1000'

AutoCAD SHX Text
0

AutoCAD SHX Text
500'

AutoCAD SHX Text
1000'

AutoCAD SHX Text
2000'

AutoCAD SHX Text
CURRENT THROUGH MAJOR AMENDMENT 10  - DECEMBER 5TH, 2017



15'

 

 

 

 

=

  

AutoCAD SHX Text
LIMITS

AutoCAD SHX Text
CITY

AutoCAD SHX Text
I N T E R S T A T E   2 5

AutoCAD SHX Text
PEDESTRIAN

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
LINK

AutoCAD SHX Text
A2

AutoCAD SHX Text
A4

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
SEPARATED CROSSING

AutoCAD SHX Text
OF INTERSTATE

AutoCAD SHX Text
A1

AutoCAD SHX Text
EAST EISENHOWER BOULEVARD

AutoCAD SHX Text
PRIME

AutoCAD SHX Text
OUTLETS

AutoCAD SHX Text
CLOVER LEAF

AutoCAD SHX Text
DOG TRACK

AutoCAD SHX Text
UNION PACIFIC RR

AutoCAD SHX Text
IRRIGATION    DITCH

AutoCAD SHX Text
CROSSROADS   BUSINESS  PARK

AutoCAD SHX Text
KNESS ADDITION

AutoCAD SHX Text
UNION PACIFIC RAIL ROAD

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
W

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
WC

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
20' AT&T EASEMENT

AutoCAD SHX Text
CONTACT:

AutoCAD SHX Text
AT&T

AutoCAD SHX Text
ATTN: BRUCE KELLY

AutoCAD SHX Text
P.O. BOX 348

AutoCAD SHX Text
MEAD, CO 80542

AutoCAD SHX Text
970/ 535-4461 (LOCAL ENG.) OR

AutoCAD SHX Text
800/ 252-1133 (AT&T CABLE HAZARD CENTER)

AutoCAD SHX Text
PETROLEUM LINE EASEMENT

AutoCAD SHX Text
CONTACT:

AutoCAD SHX Text
ROCKY MOUNTAIN PIPELINE SYSTEMS

AutoCAD SHX Text
ATTN: JASON P. MIERS 

AutoCAD SHX Text
P. O. BOX 4648 

AutoCAD SHX Text
HOUSTON, TX  77210-4648 

AutoCAD SHX Text
(713) 993-5207

AutoCAD SHX Text
75' BUFFER

AutoCAD SHX Text
ENVIRONMENTALLY

AutoCAD SHX Text
SENSITIVE AREA

AutoCAD SHX Text
(TYPICAL)

AutoCAD SHX Text
WETLANDS

AutoCAD SHX Text
(TYPICAL)

AutoCAD SHX Text
COMMON

AutoCAD SHX Text
OPEN SPACE

AutoCAD SHX Text
FIBER OPTICS LINE, DIRECT BURY CABLE

AutoCAD SHX Text
APPROXIMATELY FOUR FEET COVER

AutoCAD SHX Text
PETROLEUM LINE, 8 INCH DIA.

AutoCAD SHX Text
APPROXIMATELY THREE FEET COVER

AutoCAD SHX Text
UNION PACIFIC RAILROAD COMPANY JON DEVISH- CONTRACT REPRESENTATIVE 1416 DODGE ST., ROOM 1100 OMAHA, NE 68179-1100 (402) 997-3546

AutoCAD SHX Text
75' BUFFER

AutoCAD SHX Text
BRIDGE

AutoCAD SHX Text
EXISTING 

AutoCAD SHX Text
EXISTING OIL WELL

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
STORM PIPE

AutoCAD SHX Text
EXISTING 

AutoCAD SHX Text
30' SETBACK MINIMUM

AutoCAD SHX Text
FARMERS 

AutoCAD SHX Text
DITCH

AutoCAD SHX Text
OPEN

AutoCAD SHX Text
GREELEY &

AutoCAD SHX Text
LOVELAND

AutoCAD SHX Text
IRRIGATION

AutoCAD SHX Text
DITCH

AutoCAD SHX Text
GREELEY & LOVELAND  IRRIGATION COMPANY RON BRINKMAN- MANAGER  808 23rd AVENUE GREELY, CO. 80631 PHONE (970) 352-0495 FAX (970) 352-2457

AutoCAD SHX Text
GREELEY  &   LOVELAND

AutoCAD SHX Text
VIEWS TO MUMMY RANGE

AutoCAD SHX Text
VIEWS TO MUMMY RANGE

AutoCAD SHX Text
COMMON

AutoCAD SHX Text
SPACE

AutoCAD SHX Text
A5

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
(NORTH COUNTY ROAD 3)

AutoCAD SHX Text
IRRIGATION    DITCH

AutoCAD SHX Text
GREELEY  &   LOVELAND

AutoCAD SHX Text
BUFFER AREA RESIDENTIAL DEVELOPMENT LIMITED TO A MAXIMUM OF 3 DU/ACRE WITHIN THIS HATCHED AREA

AutoCAD SHX Text
BUFFERYARD

AutoCAD SHX Text
60' MINIMUM - 100' MAXIMUM

AutoCAD SHX Text
SETBACKS (REFER TO

AutoCAD SHX Text
A1

AutoCAD SHX Text
A6

AutoCAD SHX Text
A7

AutoCAD SHX Text
HIGH PLAINS BOULEVARD

AutoCAD SHX Text
APPENDIX A, SECTION 15)

AutoCAD SHX Text
RESIDENTIAL RAILROAD

AutoCAD SHX Text
EXISTING OIL WELL

AutoCAD SHX Text
KENDALL PARKWAY

AutoCAD SHX Text
CITY OF       GREELEY   WATERLINE

AutoCAD SHX Text
WAPA POWER LINE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
FUTURE KENDALL PARKWAY

AutoCAD SHX Text
FUTURE KENDALL PARKWAY

AutoCAD SHX Text
1993 AIRPORT INFLUENCE AREA 

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
BUFFER AREA RESIDENTIAL DEVELOPMENT LIMITED TO A MAXIMUM OF 10 DU/ACRE WITHIN THIS HATCHED AREA

AutoCAD SHX Text
RESIDENTIAL USES PERMITTED BY RIGHT IN THIS HATCHED AREA ONLY

AutoCAD SHX Text
CENTERRA PARKWAY

AutoCAD SHX Text
A3

AutoCAD SHX Text
1000'

AutoCAD SHX Text
A8

AutoCAD SHX Text
A1

AutoCAD SHX Text
USES-BY-RIGHT:

AutoCAD SHX Text
A2

AutoCAD SHX Text
A3

AutoCAD SHX Text
163

AutoCAD SHX Text
235

AutoCAD SHX Text
185

AutoCAD SHX Text
ACRES:

AutoCAD SHX Text
PARCEL:

AutoCAD SHX Text
SPECIAL REVIEW

AutoCAD SHX Text
USES:

AutoCAD SHX Text
BUFFER ZONE

AutoCAD SHX Text
ENVIRONMENTALLY SENSITIVE AREAS

AutoCAD SHX Text
RATED 6 OR HIGHER

AutoCAD SHX Text
ENVIRONMENTALLY SENSITIVE AREAS

AutoCAD SHX Text
CONCEPTUAL TRAIL WITHIN OPEN SPACE

AutoCAD SHX Text
CONCEPTUAL TRAIL WITHIN  OPEN SPACE (BY OTHERS)

AutoCAD SHX Text
CONCEPTUAL TRAIL ALONG ROADWAY (BY OTHERS)

AutoCAD SHX Text
CONCEPTUAL TRAIL ALONG ROADWAY

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
CONCEPTUAL VEHICULAR ACCESS POINT

AutoCAD SHX Text
76

AutoCAD SHX Text
COMMON OPEN

AutoCAD SHX Text
SUB-

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
SPACE

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
EISENHOWER

AutoCAD SHX Text
8

AutoCAD SHX Text
NA

AutoCAD SHX Text
BLVD.(US 34)

AutoCAD SHX Text
R.O.W.

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
(locations to be determined at time of development approval)

AutoCAD SHX Text
S C A L E :  

AutoCAD SHX Text
N O R T H      

AutoCAD SHX Text
1"

AutoCAD SHX Text
400'

AutoCAD SHX Text
0

AutoCAD SHX Text
200'

AutoCAD SHX Text
400'

AutoCAD SHX Text
800'

AutoCAD SHX Text
158

AutoCAD SHX Text
A5

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
     NEIGHBORHOOD

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
MAP 4 OF 10 LAND USE LEGEND

AutoCAD SHX Text
A4

AutoCAD SHX Text
100

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
R.O.W.

AutoCAD SHX Text
NA

AutoCAD SHX Text
RAILROAD

AutoCAD SHX Text
18

AutoCAD SHX Text
NA

AutoCAD SHX Text
NA

AutoCAD SHX Text
PARKS & OPEN SPACE

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
MAXIMUM DENSITY FOR ANY

AutoCAD SHX Text
RESIDENTIAL MIXED-USE

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC) 

AutoCAD SHX Text
TOTAL

AutoCAD SHX Text
1,166

AutoCAD SHX Text
1,064

AutoCAD SHX Text
SUB-TOTAL

AutoCAD SHX Text
GENERAL NOTES:   1.  A MAXIMUM OF 3,781 DWELLING UNITS WILL BE PERMITTED IN PARCEL A. DWELLING UNITS FOR SUB PARCELS A2, A5, A6, A7, A MAXIMUM OF 3,781 DWELLING UNITS WILL BE PERMITTED IN PARCEL A. DWELLING UNITS FOR SUB PARCELS A2, A5, A6, A7, AND A8 WILL BE REVIEWED IN AGGREGATE. 2.  A MAXIMUM OF 8,100,000 SQUARE FEET OF COMMERCIAL/ INDUSTRIAL USE WILL BE PERMITTED IN PARCEL A. A MAXIMUM OF 8,100,000 SQUARE FEET OF COMMERCIAL/ INDUSTRIAL USE WILL BE PERMITTED IN PARCEL A. 3.  EXISTING AGRICULTURAL LAND USES TO BE ALLOWED AS LEGAL NON-CONFORMING USES.EXISTING AGRICULTURAL LAND USES TO BE ALLOWED AS LEGAL NON-CONFORMING USES.

AutoCAD SHX Text
    THE DENSITY OF INDIVIDUAL PHASES OF DEVELOPMENT WITHIN A MIXED USE VILLAGE CENTER WITH RESIDENTIAL USES SHALL NOT BE RESTRICTED PROVIDED THAT THE MAXIMUM NUMBER OF DWELLING UNITS IS NOT EXCEEDED. 30 DWELING UNITS PER ACRE FOR MULTI-FAMILY DWELLINGS. ALL OTHER MAXIMUM DENSITIES PER TABLE 10-1. 30 DWELING UNITS PER ACRE FOR MULTI-FAMILY DWELLINGS. ALL OTHER MAXIMUM DENSITIES PER TABLE 9-1.  MAXIMUM DENSITIES PER TABLE 10-1. MAXIMUM DENSITIES PER TABLE 9-1. PARCELS A6 AND A7 ARE TO BE PREDOMINANTLY RESIDENTIAL. NON-RESIDENTIAL USES WILL BE SECONDARY AND COMPLEMENTARY TO THE   RESIDENTIAL USES. SINGLE FAMILY DETACHED DWELLINGS ARE PROHIBITED. THE TOTAL MAXIMUM ACRES COMBINED IN SUB-PARCELS A1 AND A3 OF RESIDENTIAL USES (EXCLUDES RESIDENTIAL IN A MIXED USE STRUCTURE) IS 107 ACRES. PLEASE REFER TO SPECIAL CONDITION NO. 14 IN APPENDIX 2-1.

AutoCAD SHX Text
47

AutoCAD SHX Text
A6

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
RESIDENTIAL MIXED-USE

AutoCAD SHX Text
144

AutoCAD SHX Text
A8

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC)

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC) 

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC 

AutoCAD SHX Text
LIGHT COMMERCIAL 

AutoCAD SHX Text
HEAVY COMMERCIAL 

AutoCAD SHX Text
LIGHT INDUSTRIAL 

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC)  

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC  

AutoCAD SHX Text
LIGHT COMMERCIAL 

AutoCAD SHX Text
LIGHT  INDUSTRIAL 

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN) 

AutoCAD SHX Text
RESIDENTIAL  MIXED-USE 

AutoCAD SHX Text
NEIGHBORHOOD  

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC)

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
RESIDENTIAL

AutoCAD SHX Text
MAXIMUM #

AutoCAD SHX Text
1250

AutoCAD SHX Text
1095

AutoCAD SHX Text
785

AutoCAD SHX Text
0

AutoCAD SHX Text
632

AutoCAD SHX Text
664

AutoCAD SHX Text
688

AutoCAD SHX Text
     NEIGHBORHOOD

AutoCAD SHX Text
RESIDENTIAL MIXED-USE

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN) 

AutoCAD SHX Text
INDIVIDUAL PHASE ON A

AutoCAD SHX Text
(RESIDENTIAL USE ONLY):

AutoCAD SHX Text
SINGLE PLAT

AutoCAD SHX Text
FOOTNOTES:

AutoCAD SHX Text
OTHER

AutoCAD SHX Text
MUVC

AutoCAD SHX Text
RES (NOT IN A MUN) 30 DU/AC

AutoCAD SHX Text
MUVC

AutoCAD SHX Text
RES (NOT IN A MUN) 30 DU/AC

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
RES (NOT IN A MUN)

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
MUVC

AutoCAD SHX Text
RES (NOT IN A MUN) 30 DU/AC

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
MUVC

AutoCAD SHX Text
RES (NOT IN A MUN) 30 DU/AC

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
MUVC

AutoCAD SHX Text
RES (NOT IN A MUN) 30 DU/AC

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
UNITS:

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
+++ 

AutoCAD SHX Text
    *

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
+++ 

AutoCAD SHX Text
+++ 

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
+++ 

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    +

AutoCAD SHX Text
    +

AutoCAD SHX Text
    +

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    *

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    ***   

AutoCAD SHX Text
    ***   

AutoCAD SHX Text
    ***   

AutoCAD SHX Text
32

AutoCAD SHX Text
A7

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
     NEIGHBORHOOD

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
RESIDENTIAL MIXED-USE

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC) 

AutoCAD SHX Text
127

AutoCAD SHX Text
MUVC

AutoCAD SHX Text
RES (NOT IN A MUN)

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    *

AutoCAD SHX Text
RESIDENTIAL (NOT in a MUN)

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
    +

AutoCAD SHX Text
    +

AutoCAD SHX Text
Q:\DEN\Projects\0178-00 CMD Centerra\Projects\0178-00 General Services\_Correspondence\Transmittals\CWC\Millennium  GDP\Modified to CWC plot colors\Exhibits\2019-1105 Millennium GDP (OUT)\mod-MAP4-PARCEL-A_MCW_71012.dwg

AutoCAD SHX Text
GENERAL DEVELOP0MENT PLAN

AutoCAD SHX Text
PARCEL A

AutoCAD SHX Text
EIGTH MAJOR AMENDMENT

AutoCAD SHX Text
MILLENNIUM GDP

AutoCAD SHX Text
LOVELAND, COLORADO

AutoCAD SHX Text
MAP  4  of  10

AutoCAD SHX Text
CURRENT THROUGH MINOR AMENDMENT 10.2 - NOVEMBER 6, 2019



POTENTIAL

  

“ ”

T:
\J

O
B

S\
M

cW
hi

nn
ey

\M
ill

en
ni

um
  G

D
P\

M
od

ifi
ed

 to
 C

W
C

 p
lo

t c
ol

or
s\

20
17

-0
2-

10
\m

od
-M

ap
5-

Pa
rc

el
-B

_M
C

W
_7

10
12

.d
w

g

=

AutoCAD SHX Text
4985

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4985

AutoCAD SHX Text
4985

AutoCAD SHX Text
5020

AutoCAD SHX Text
5025

AutoCAD SHX Text
5020

AutoCAD SHX Text
5015

AutoCAD SHX Text
5010

AutoCAD SHX Text
5005

AutoCAD SHX Text
5000

AutoCAD SHX Text
5015

AutoCAD SHX Text
5010

AutoCAD SHX Text
5005

AutoCAD SHX Text
5000

AutoCAD SHX Text
4995

AutoCAD SHX Text
4990

AutoCAD SHX Text
4990

AutoCAD SHX Text
4995

AutoCAD SHX Text
4995

AutoCAD SHX Text
4995

AutoCAD SHX Text
5000

AutoCAD SHX Text
5005

AutoCAD SHX Text
5015

AutoCAD SHX Text
4995

AutoCAD SHX Text
5000

AutoCAD SHX Text
5005

AutoCAD SHX Text
5020

AutoCAD SHX Text
5025

AutoCAD SHX Text
5020

AutoCAD SHX Text
5000

AutoCAD SHX Text
5020

AutoCAD SHX Text
5020

AutoCAD SHX Text
5000

AutoCAD SHX Text
5015

AutoCAD SHX Text
4995

AutoCAD SHX Text
4995

AutoCAD SHX Text
5015

AutoCAD SHX Text
5020

AutoCAD SHX Text
5000

AutoCAD SHX Text
5015

AutoCAD SHX Text
5025

AutoCAD SHX Text
5000

AutoCAD SHX Text
5010

AutoCAD SHX Text
5020

AutoCAD SHX Text
5025

AutoCAD SHX Text
5015

AutoCAD SHX Text
5005

AutoCAD SHX Text
5000

AutoCAD SHX Text
5025

AutoCAD SHX Text
5025

AutoCAD SHX Text
5000

AutoCAD SHX Text
5010

AutoCAD SHX Text
5020

AutoCAD SHX Text
5020

AutoCAD SHX Text
5020

AutoCAD SHX Text
5020

AutoCAD SHX Text
5010

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
5010

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
5010

AutoCAD SHX Text
5005

AutoCAD SHX Text
5010

AutoCAD SHX Text
5010

AutoCAD SHX Text
5010

AutoCAD SHX Text
5015

AutoCAD SHX Text
5020

AutoCAD SHX Text
5025

AutoCAD SHX Text
5015

AutoCAD SHX Text
5020

AutoCAD SHX Text
5025

AutoCAD SHX Text
5030

AutoCAD SHX Text
5035

AutoCAD SHX Text
5030

AutoCAD SHX Text
4995

AutoCAD SHX Text
4995

AutoCAD SHX Text
4995

AutoCAD SHX Text
5025

AutoCAD SHX Text
4995

AutoCAD SHX Text
4998

AutoCAD SHX Text
4999

AutoCAD SHX Text
4995

AutoCAD SHX Text
5015

AutoCAD SHX Text
5025

AutoCAD SHX Text
5040

AutoCAD SHX Text
5045

AutoCAD SHX Text
5065

AutoCAD SHX Text
5060

AutoCAD SHX Text
5055

AutoCAD SHX Text
5050

AutoCAD SHX Text
5045

AutoCAD SHX Text
5060

AutoCAD SHX Text
5055

AutoCAD SHX Text
5045

AutoCAD SHX Text
5040

AutoCAD SHX Text
5045

AutoCAD SHX Text
5055

AutoCAD SHX Text
5040

AutoCAD SHX Text
5035

AutoCAD SHX Text
5035

AutoCAD SHX Text
5050

AutoCAD SHX Text
5035

AutoCAD SHX Text
5040

AutoCAD SHX Text
5060

AutoCAD SHX Text
5040

AutoCAD SHX Text
5055

AutoCAD SHX Text
5040

AutoCAD SHX Text
5045

AutoCAD SHX Text
5050

AutoCAD SHX Text
5035

AutoCAD SHX Text
5050

AutoCAD SHX Text
5045

AutoCAD SHX Text
5035

AutoCAD SHX Text
5040

AutoCAD SHX Text
5035

AutoCAD SHX Text
5030

AutoCAD SHX Text
5030

AutoCAD SHX Text
5020

AutoCAD SHX Text
5025

AutoCAD SHX Text
5015

AutoCAD SHX Text
5015

AutoCAD SHX Text
5020

AutoCAD SHX Text
5040

AutoCAD SHX Text
5045

AutoCAD SHX Text
5050

AutoCAD SHX Text
5050

AutoCAD SHX Text
5045

AutoCAD SHX Text
5040

AutoCAD SHX Text
5060

AutoCAD SHX Text
5060

AutoCAD SHX Text
5055

AutoCAD SHX Text
5050

AutoCAD SHX Text
5045

AutoCAD SHX Text
5045

AutoCAD SHX Text
5050

AutoCAD SHX Text
5050

AutoCAD SHX Text
5045

AutoCAD SHX Text
5045

AutoCAD SHX Text
5050

AutoCAD SHX Text
5040

AutoCAD SHX Text
5040

AutoCAD SHX Text
5020

AutoCAD SHX Text
5050

AutoCAD SHX Text
5055

AutoCAD SHX Text
5055

AutoCAD SHX Text
5060

AutoCAD SHX Text
5055

AutoCAD SHX Text
5060

AutoCAD SHX Text
5050

AutoCAD SHX Text
5045

AutoCAD SHX Text
5040

AutoCAD SHX Text
5035

AutoCAD SHX Text
5025

AutoCAD SHX Text
5020

AutoCAD SHX Text
5015

AutoCAD SHX Text
5015

AutoCAD SHX Text
5025

AutoCAD SHX Text
5020

AutoCAD SHX Text
5035

AutoCAD SHX Text
5050

AutoCAD SHX Text
5050

AutoCAD SHX Text
5055

AutoCAD SHX Text
5050

AutoCAD SHX Text
5050

AutoCAD SHX Text
5050

AutoCAD SHX Text
5045

AutoCAD SHX Text
5050

AutoCAD SHX Text
5030

AutoCAD SHX Text
5015

AutoCAD SHX Text
5010

AutoCAD SHX Text
5010

AutoCAD SHX Text
5010

AutoCAD SHX Text
5000

AutoCAD SHX Text
5005

AutoCAD SHX Text
5015

AutoCAD SHX Text
5025

AutoCAD SHX Text
5045

AutoCAD SHX Text
5050

AutoCAD SHX Text
5045

AutoCAD SHX Text
5045

AutoCAD SHX Text
5045

AutoCAD SHX Text
5045

AutoCAD SHX Text
5040

AutoCAD SHX Text
5035

AutoCAD SHX Text
5040

AutoCAD SHX Text
5035

AutoCAD SHX Text
5040

AutoCAD SHX Text
5040

AutoCAD SHX Text
5035

AutoCAD SHX Text
5030

AutoCAD SHX Text
5005

AutoCAD SHX Text
5000

AutoCAD SHX Text
5030

AutoCAD SHX Text
5035

AutoCAD SHX Text
5030

AutoCAD SHX Text
5015

AutoCAD SHX Text
5010

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
4990

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
5005

AutoCAD SHX Text
5005

AutoCAD SHX Text
5005

AutoCAD SHX Text
5005

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
4995

AutoCAD SHX Text
5000

AutoCAD SHX Text
5031

AutoCAD SHX Text
5003

AutoCAD SHX Text
5052

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4970

AutoCAD SHX Text
4985

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4950

AutoCAD SHX Text
4960

AutoCAD SHX Text
4950

AutoCAD SHX Text
4960

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4925

AutoCAD SHX Text
4925

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4975

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4985

AutoCAD SHX Text
4985

AutoCAD SHX Text
4980

AutoCAD SHX Text
4985

AutoCAD SHX Text
4985

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4985

AutoCAD SHX Text
4985

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4960

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4985

AutoCAD SHX Text
4985

AutoCAD SHX Text
4990

AutoCAD SHX Text
4995

AutoCAD SHX Text
4990

AutoCAD SHX Text
4985

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4995

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
4995

AutoCAD SHX Text
5000

AutoCAD SHX Text
5000

AutoCAD SHX Text
5005

AutoCAD SHX Text
5000

AutoCAD SHX Text
4995

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4985

AutoCAD SHX Text
4990

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4955

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4965

AutoCAD SHX Text
4955

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4975

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4965

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4980

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4985

AutoCAD SHX Text
4985

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4940

AutoCAD SHX Text
4935

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4945

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4935

AutoCAD SHX Text
4940

AutoCAD SHX Text
4935

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4945

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4945

AutoCAD SHX Text
4940

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4940

AutoCAD SHX Text
4945

AutoCAD SHX Text
4940

AutoCAD SHX Text
4935

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
East Eisenhower Blvd.  (US HWY.  34)

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
IRR. STRUCTURE

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
PLATE

AutoCAD SHX Text
EX. METAL

AutoCAD SHX Text
W

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
WV

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
ROCKY

AutoCAD SHX Text
MOUNTAIN

AutoCAD SHX Text
VILLAGE II

AutoCAD SHX Text
PRIME

AutoCAD SHX Text
OUTLETS

AutoCAD SHX Text
GATEWAY

AutoCAD SHX Text
P.U.D.

AutoCAD SHX Text
EQUALIZER

AutoCAD SHX Text
LAKE

AutoCAD SHX Text
LOVELAND & GREELEY IRRIGATION CANAL

AutoCAD SHX Text
BARNSTORM

AutoCAD SHX Text
2ND ADDITION

AutoCAD SHX Text
CROSSROADS BLVD.

AutoCAD SHX Text
INTERSTATE - 25

AutoCAD SHX Text
EAST 29TH STREET

AutoCAD SHX Text
EAST 37TH STREET

AutoCAD SHX Text
BOYD LAKE AVENUE

AutoCAD SHX Text
EAGLE RIDGE

AutoCAD SHX Text
APARTMENTS

AutoCAD SHX Text
McWHINNEY BLVD.

AutoCAD SHX Text
VALLEY OAK DRIVE

AutoCAD SHX Text
UNION   PACIFIC RAILROAD

AutoCAD SHX Text
LOVELAND & GREELEY

AutoCAD SHX Text
IRRIGATION DITCH

AutoCAD SHX Text
PARCEL

AutoCAD SHX Text
C

AutoCAD SHX Text
PARCEL

AutoCAD SHX Text
C

AutoCAD SHX Text
ROCKY MOUNTAIN AVENUE 

AutoCAD SHX Text
300'  

AutoCAD SHX Text
75' BUFFER

AutoCAD SHX Text
75' BUFFER

AutoCAD SHX Text
300' BUFFER

AutoCAD SHX Text
B2

AutoCAD SHX Text
B1

AutoCAD SHX Text
WETLANDS 

AutoCAD SHX Text
BUFFER

AutoCAD SHX Text
(TYPICAL)

AutoCAD SHX Text
ROAD ALLIGNMENT  TO BE ADJUSTED IN  THE FUTURE TO MEET  CITY OF LOVELAND  GEOMETRIC STANDARDS

AutoCAD SHX Text
B3

AutoCAD SHX Text
B4

AutoCAD SHX Text
B6

AutoCAD SHX Text
B11

AutoCAD SHX Text
B10

AutoCAD SHX Text
B12

AutoCAD SHX Text
B9

AutoCAD SHX Text
B7

AutoCAD SHX Text
OPEN SPACE

AutoCAD SHX Text
COMMON

AutoCAD SHX Text
OPEN SPACE

AutoCAD SHX Text
B11

AutoCAD SHX Text
B13

AutoCAD SHX Text
MATCH LINE A

AutoCAD SHX Text
SEE DETAIL A

AutoCAD SHX Text
HOUTS RESERVOIR

AutoCAD SHX Text
SEE DETAIL A

AutoCAD SHX Text
B14

AutoCAD SHX Text
FUTURE KENDALL PKWY

AutoCAD SHX Text
70 DNL

AutoCAD SHX Text
65 DNL

AutoCAD SHX Text
RPZ

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
60 DNL

AutoCAD SHX Text
OUTER CRITICAL ZONE

AutoCAD SHX Text
OUTER CRITICAL ZONE

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
INNER CRITICAL ZONE

AutoCAD SHX Text
INNER CRITICAL ZONE

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
INNER CRITICAL ZONE

AutoCAD SHX Text
OUTER CRITICAL ZONE

AutoCAD SHX Text
1993 AIRPORT INFLUENCE AREA

AutoCAD SHX Text
FUTURE RUNWAY PARALLEL CRITICAL ZONE

AutoCAD SHX Text
ROCKY MOUNTAIN AVENUE 

AutoCAD SHX Text
RESIDENTIAL USES PERMITTED BY RIGHT IN HATCHED AREA ONLY.

AutoCAD SHX Text
4940

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4925

AutoCAD SHX Text
4925

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4925

AutoCAD SHX Text
4925

AutoCAD SHX Text
4925

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
East Eisenhower Blvd.  (US HWY.  34)

AutoCAD SHX Text
B13

AutoCAD SHX Text
MATCH LINE A

AutoCAD SHX Text
SEE DETAIL A

AutoCAD SHX Text
1993 AIRPORT INFLUENCE AREA

AutoCAD SHX Text
RESIDENTIAL USES PERMITTED BY RIGHT IN HATCHED AREA ONLY.

AutoCAD SHX Text
1100'

AutoCAD SHX Text
LAND USE LEGEND

AutoCAD SHX Text
31

AutoCAD SHX Text
59

AutoCAD SHX Text
B2

AutoCAD SHX Text
B1

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
PARKS & OPEN SPACE

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
CONCEPTUAL TRAIL WITHIN OPEN SPACE (BY OTHERS)

AutoCAD SHX Text
CONCEPTUAL TRAIL WITHIN OPEN SPACE

AutoCAD SHX Text
BUFFER ZONE

AutoCAD SHX Text
ENVIRONMENTALLY SENSITIVE AREAS

AutoCAD SHX Text
RATED 5 OR LOWER

AutoCAD SHX Text
RATED 6 OR HIGHER

AutoCAD SHX Text
WETLANDS

AutoCAD SHX Text
ENVIRONMENTALLY SENSITIVE AREAS

AutoCAD SHX Text
CONCEPTUAL TRAIL ALONG ROADWAY (BY OTHERS)

AutoCAD SHX Text
CONCEPTUAL TRAIL ALONG ROADWAY

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
CONCEPTUAL VEHICULAR ACCESS POINTS

AutoCAD SHX Text
NA

AutoCAD SHX Text
COMMON

AutoCAD SHX Text
119

AutoCAD SHX Text
OPEN 

AutoCAD SHX Text
R.O.W

AutoCAD SHX Text
21

AutoCAD SHX Text
NA

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
SPACE

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
PARKS & OPEN SPACE

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
(locations to be determined at time of

AutoCAD SHX Text
development approval)

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
B3

AutoCAD SHX Text
9

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
25

AutoCAD SHX Text
B4

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
23

AutoCAD SHX Text
B6

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC) 

AutoCAD SHX Text
B12

AutoCAD SHX Text
189

AutoCAD SHX Text
BUSINESS PARK USES

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
1

AutoCAD SHX Text
B7

AutoCAD SHX Text
16

AutoCAD SHX Text
B9

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
183

AutoCAD SHX Text
1

AutoCAD SHX Text
B10

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
NA

AutoCAD SHX Text
13

AutoCAD SHX Text
RAILROAD

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC)

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
B11

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
TOTALS

AutoCAD SHX Text
883

AutoCAD SHX Text
SUBTOTAL

AutoCAD SHX Text
730

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC 

AutoCAD SHX Text
151

AutoCAD SHX Text
B13

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN) 

AutoCAD SHX Text
RESIDENTIAL MIXED-USE NEIGHBORHOOD

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC)

AutoCAD SHX Text
DETAIL A

AutoCAD SHX Text
MIXED-USE VILLAGE CENTER (MUVC)

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
42

AutoCAD SHX Text
B14

AutoCAD SHX Text
THE DENSITY OF INDIVIDUAL PHASES OF DEVELOPMENT WITHIN A MIXED USE VILLAGE CENTER WITH RESIDENTIAL USES SHALL NOT BE RESTRICTED PROVIDED THAT THE MAXIMUM NUMBER OF DWELLING UNITS IS NOT EXCEEDED. 30 DWELING UNITS PER ACRE FOR MULTI-FAMILY DWELLINGS. ALL OTHER MAXIMUM DENSITIES PER TABLE 10-1. 30 DWELING UNITS PER ACRE FOR MULTI-FAMILY DWELLINGS. ALL OTHER MAXIMUM DENSITIES PER TABLE 9-1. SINGLE FAMILY DETACHED DWELLINGS ARE PROHIBITED. USES WITHIN THE AIRPORT CRITICAL ZONE SHALL BE CONSISTENT WITH THE USE TABLE SHOWN ON THE  PARCEL B-12 AIRPORT DEPICTION AND THE EXAMPLES OF APPLICATIONS OF USE TABLE ATTACHED TO APPENDIX 3-1 OF THE GDP AS ATTACHMENTS 2 AND 3, RESPECTIVELY.  FOR PURPOSES OF THIS NOTE, THE TERM “SCHOOLS” IN SUCH USE TABLE REFERS TO K-12 SCHOOLS, BUT DOES NOT REFER TO HIGHER SCHOOLS” IN SUCH USE TABLE REFERS TO K-12 SCHOOLS, BUT DOES NOT REFER TO HIGHER  IN SUCH USE TABLE REFERS TO K-12 SCHOOLS, BUT DOES NOT REFER TO HIGHER EDUCATION SCHOOLS, BUSINESS SCHOOLS, TRADE SCHOOLS OR VOCATIONAL SCHOOLS. WITHIN DESIGNATED MIXED-USE VILLAGE CENTERS, RESIDENTIAL USES ARE NOT ALLOWED. USES-BY-RIGHT WITHIN PARCEL B-12 SHALL BE CONSISTENT WITH THE USE TABLE AND HEIGHT RESTRICTIONS SHOWN ON THE PARCEL B-12 AIRPORT DEPICTION PURSUANT TO SPECIAL CONDITIONS IN APPENDIX 3-1 OF THE GDP. THE TERM "SCHOOLS", AS USED IN THE USE TABLE ON THE PARCEL B-12 AIRPORT DEPICTION,  REFERS TO K-12 SCHOOLS, BUT DOES NOT REFER TO HIGHER EDUCATION SCHOOLS, BUSINESS SCHOOLS, TRADE SCHOOLS OR VOCATIONAL SCHOOLS. 

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN) 

AutoCAD SHX Text
RESIDENTIAL MIXED-USE NEIGHBORHOOD

AutoCAD SHX Text
RESIDENTIAL MIXED-USE NEIGHBORHOOD

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN) 

AutoCAD SHX Text
GENERAL NOTES: 1. ALL EXISTING AGRICULTURAL USES TO BE ALLOWED AS LEGAL NON-CONFORMING USES. 2. A MAXIMUM OF 9,608,000 SQUARE FEET OF COMMERCIAL/INDUSTRIAL USES WILL BE PERMITTED IN PARCEL B. 3.  A MAXIMUM OF 1080 DWELLING UNITS WILL BE PERMITTED IN PARCEL B.A MAXIMUM OF 1080 DWELLING UNITS WILL BE PERMITTED IN PARCEL B.

AutoCAD SHX Text
    *

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
+++ 

AutoCAD SHX Text
USES-BY-RIGHT:

AutoCAD SHX Text
ACRES:

AutoCAD SHX Text
PARCEL:

AutoCAD SHX Text
SPECIAL REVIEW

AutoCAD SHX Text
USES:

AutoCAD SHX Text
SUB-

AutoCAD SHX Text
MAXIMUM DENSITY FOR ANY

AutoCAD SHX Text
INDIVIDUAL PHASE ON A

AutoCAD SHX Text
(RESIDENTIAL USE ONLY):

AutoCAD SHX Text
SINGLE PLAT

AutoCAD SHX Text
FOOTNOTES:

AutoCAD SHX Text
OTHER

AutoCAD SHX Text
MUVC

AutoCAD SHX Text
RES (NOT IN A MUN) 30 DU/AC

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
+++ 

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
MUVC

AutoCAD SHX Text
RES (NOT IN A MUN) 30 DU/AC

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
    +   

AutoCAD SHX Text
+++ 

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
MUVC

AutoCAD SHX Text
RES (NOT IN A MUN) 30 DU/AC

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
    +   

AutoCAD SHX Text
+++ 

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
    *

AutoCAD SHX Text
    *

AutoCAD SHX Text
    *

AutoCAD SHX Text
    *

AutoCAD SHX Text
    *

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    ***   

AutoCAD SHX Text
    ***   

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
    Δ

AutoCAD SHX Text
GENERAL DEVELOPMENT PLAN

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
TENTH MAJOR AMENDMENT

AutoCAD SHX Text
MILLENNIUM GDP

AutoCAD SHX Text
LOVELAND, COLORADO

AutoCAD SHX Text
MAP  5  of  10

AutoCAD SHX Text
S C A L E :  

AutoCAD SHX Text
N O R T H      

AutoCAD SHX Text
1"

AutoCAD SHX Text
500'

AutoCAD SHX Text
0

AutoCAD SHX Text
250'

AutoCAD SHX Text
500'

AutoCAD SHX Text
1000'

AutoCAD SHX Text
CURRENT THROUGH MAJOR AMENDMENT 10  - DECEMBER 5TH, 2017



 
  

“ ”

=

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4975

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4970

AutoCAD SHX Text
4980

AutoCAD SHX Text
4985

AutoCAD SHX Text
4985

AutoCAD SHX Text
4980

AutoCAD SHX Text
4985

AutoCAD SHX Text
4985

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4980

AutoCAD SHX Text
4975

AutoCAD SHX Text
4985

AutoCAD SHX Text
4985

AutoCAD SHX Text
4975

AutoCAD SHX Text
4975

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4985

AutoCAD SHX Text
4990

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4955

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4965

AutoCAD SHX Text
4955

AutoCAD SHX Text
4975

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4975

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4970

AutoCAD SHX Text
4965

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4980

AutoCAD SHX Text
4965

AutoCAD SHX Text
4970

AutoCAD SHX Text
4970

AutoCAD SHX Text
4975

AutoCAD SHX Text
4965

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4945

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4955

AutoCAD SHX Text
4960

AutoCAD SHX Text
4960

AutoCAD SHX Text
B O Y D   L A K E   S H O R E S   3rd  F I L I N G

AutoCAD SHX Text
B O Y D   L A K E S H O R E S 2nd  F I L I N G

AutoCAD SHX Text
B O Y D   L A K E   S H O R E S

AutoCAD SHX Text
19

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
V A L L E Y O A K    D R I V E

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
7

AutoCAD SHX Text
12

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
13

AutoCAD SHX Text
18

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
6

AutoCAD SHX Text
YELLOW PINE       PLACE

AutoCAD SHX Text
YAUPON   PLACE

AutoCAD SHX Text
TUNDRA  PLACE

AutoCAD SHX Text
W H I T E   B A R K   P L A C E

AutoCAD SHX Text
YUCCA  PLACE

AutoCAD SHX Text
B O Y D   L A K E    A V E N U E

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
OUTLOT  A

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
P A R K

AutoCAD SHX Text
B L O C K   2

AutoCAD SHX Text
CARRIE  LANE

AutoCAD SHX Text
V A L L E Y O A K    D R I V E

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
AREA A

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
15

AutoCAD SHX Text
17

AutoCAD SHX Text
14

AutoCAD SHX Text
18

AutoCAD SHX Text
13

AutoCAD SHX Text
23

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
20

AutoCAD SHX Text
19

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
P A R K

AutoCAD SHX Text
AMY  PLACE

AutoCAD SHX Text
V A L L E Y O A K    D R I V E

AutoCAD SHX Text
V I R G I N A    D R I V E

AutoCAD SHX Text
F R A N K    R O A D

AutoCAD SHX Text
B O Y D   L A K E   A V E N U E

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
B L O C K   1

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
EXISTING FARM HOUSE 

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
NATURAL AREA BUFFER

AutoCAD SHX Text
EXISTING ROW VACATED

AutoCAD SHX Text
WITHIN 300'

AutoCAD SHX Text
DENSITY &

AutoCAD SHX Text
USES LIMITED

AutoCAD SHX Text
OF BOYD LAKE .

AutoCAD SHX Text
AVE. C  NORTH OF

AutoCAD SHX Text
L

AutoCAD SHX Text
FRANK ROAD AND SOUTH

AutoCAD SHX Text
C2

AutoCAD SHX Text
C1

AutoCAD SHX Text
FRANK

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
NEIGHBORHOOD

AutoCAD SHX Text
PARK

AutoCAD SHX Text
HOUTS RESERVOIR

AutoCAD SHX Text
EQUALIZER LAKE

AutoCAD SHX Text
EAST 37TH ST.

AutoCAD SHX Text
NORTH BOYD LAKE AVENUE

AutoCAD SHX Text
(MAJOR ARTERIAL OR SUBURBAN ARTERIAL)

AutoCAD SHX Text
(MAJOR COLLECTOR)

AutoCAD SHX Text
C4

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
OF E. 37TH STREET

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
ELEMENTARY

AutoCAD SHX Text
SCHOOL SITE

AutoCAD SHX Text
FUTURE KENDALL PARKWAY

AutoCAD SHX Text
GDP BOUNDARY

AutoCAD SHX Text
INNER CRITICAL ZONE

AutoCAD SHX Text
55 DNL

AutoCAD SHX Text
1993 AIRPORT INFLUENCE AREA

AutoCAD SHX Text
1993 AIRPORT INFLUENCE AREA

AutoCAD SHX Text
FUTURE RUNWAY PARALLEL CRITICAL ZONE

AutoCAD SHX Text
1125'

AutoCAD SHX Text
750'

AutoCAD SHX Text
MAXIMUM RESIDENTIAL DENSITY FOR ANY INDIVIDUAL PHASE ON A SINGLE PLAT FOR MULTI-FAMILY DWELLINGS MAY BE UP TO 30 DWELLING UNITS PER ACRE WITHIN THIS HATCHED AREA.

AutoCAD SHX Text
A 10-ACRE PARCEL SHALL BE LOCATED WITHIN PARCEL C-2 FOR A FUTURE ELEMENTARY SCHOOL. THE

AutoCAD SHX Text
TOTAL:

AutoCAD SHX Text
C2

AutoCAD SHX Text
C1

AutoCAD SHX Text
   NEIGHBORHOOD

AutoCAD SHX Text
482

AutoCAD SHX Text
200

AutoCAD SHX Text
125

AutoCAD SHX Text
LAKE AREAS INCLUDE THE PORTION OF HOUTS RESERVOIR AND THE  EQUALIZER LAKE WEST OF THE DEMISING LINE BETWEEN PARCELS B AND C.

AutoCAD SHX Text
LAKES

AutoCAD SHX Text
106

AutoCAD SHX Text
POTENTIAL PARK SITE

AutoCAD SHX Text
BUFFER ZONE

AutoCAD SHX Text
(locations to be determined at time of development approval)

AutoCAD SHX Text
CONCEPTUAL VEHICULAR ACCESS POINTS

AutoCAD SHX Text
WETLANDS

AutoCAD SHX Text
CONCEPTUAL TRAILS ALONG ROADWAY

AutoCAD SHX Text
CONCEPTUAL TRAILS WITHIN OPEN SPACE

AutoCAD SHX Text
CONCEPTUAL FUTURE TRAIL (BY OTHERS)

AutoCAD SHX Text
CONCEPTUALTRAILS ALONG ROADWAY (BY OTHERS)

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
NOTE: 1. SEE GDP TEXT FOR ADDITIONAL REQUIREMENTS, GUIDELINES, AND : 1. SEE GDP TEXT FOR ADDITIONAL REQUIREMENTS, GUIDELINES, AND STANDARDS.

AutoCAD SHX Text
     - Residential Street Sections, Map 8

AutoCAD SHX Text
PLEASE ALSO REFER TO:

AutoCAD SHX Text
   NEIGHBORHOOD

AutoCAD SHX Text
NA

AutoCAD SHX Text
A MAXIMUM OF 1,500 DWELLING UNITS WILL BE ALLOWED IN PARCEL C

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
A MAXIMUM OF 900,000 S.F. NON-RESIDENTIAL USES WILL BE ALLOWED IN SUB-PARCELS C4 AND THAT PORTION OF SUB-PARCEL C1 WHICH IS BOTH MORE THAN 2000 L.F. EAST OF BOYD LAKE AVE. AND NORTH OF HOUTS RESERVOIR. A MAXIMUM OF 58,000 GROSS S.F. NON-RESIDENTIAL USES WILL BE ALLOWED IN SUB-PARCELS C1 (EXCLUDING A PORTION OF SUBPARCEL C1 NOTED ABOVE) & C2.

AutoCAD SHX Text
C4

AutoCAD SHX Text
51

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
RESIDENTIAL MIXED USE

AutoCAD SHX Text
RESIDENTIAL MIXED USE

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
USES WITHIN THE AIRPORT CRITICAL ZONE SHALL BE CONSISTENT WITH THE USE TABLE SHOWN ON THE PARCEL B-12 AIRPORT DEPICTION, AND THE EXAMPLES OF APPLICATIONS OF USE TABLE ATTACHED TO APPENDIX 3-1 OF THE GDP AS ATTACHMENTS 2 AND 3, RESPECTIVELY.  FOR PURPOSES OF THIS NOTE, THE TERM “SCHOOLS” IN SUCH USE TABLE SCHOOLS” IN SUCH USE TABLE  IN SUCH USE TABLE REFERS TO K-12 SCHOOLS, BUT DOES NOT REFER TO HIGHER EDUCATION SCHOOLS, BUSINESS SCHOOLS, TRADE SCHOOLS OR VOCATIONAL SCHOOLS.

AutoCAD SHX Text
ACTUAL SCHOOL SITE LOCATION SHALL BE DETERMINED WITH FUTURE DEVELOPMENT APPLICATIONS.

AutoCAD SHX Text
4.)

AutoCAD SHX Text
3.)

AutoCAD SHX Text
2.)

AutoCAD SHX Text
1.)

AutoCAD SHX Text
MAXIMUM DENSITIES PER TABLE 9-1.

AutoCAD SHX Text
SUBTOTAL

AutoCAD SHX Text
376

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC 

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
RESIDENTIAL (NOT IN MUN)

AutoCAD SHX Text
USES-BY-RIGHT:

AutoCAD SHX Text
ACRES:

AutoCAD SHX Text
PARCEL:

AutoCAD SHX Text
SPECIAL REVIEW

AutoCAD SHX Text
USES:

AutoCAD SHX Text
SUB-

AutoCAD SHX Text
LAND USE LEGEND

AutoCAD SHX Text
MAXIMUM DENSITY

AutoCAD SHX Text
(RESIDENTIAL USE ONLY):

AutoCAD SHX Text
FOOTNOTES:

AutoCAD SHX Text
OTHER

AutoCAD SHX Text
6 DU/AC (FOR OVERALL SUB-PARCEL)

AutoCAD SHX Text
6 DU/AC (FOR OVERALL SUB-PARCEL)

AutoCAD SHX Text
    *

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    ***   

AutoCAD SHX Text
    **   

AutoCAD SHX Text
FOR NORTHERN PORTION OF C1 ONLY (SEE MAP) A MAXIMUM DENSITY OF UP TO 30 DU/AC SHALL BE PERMITTED FOR MULTI-FAMILY DWELLINGS WITHIN ANY INDIVIDUAL PHASE OF DEVELOPMENT INCLUDED ON A SINGLE PLAT. ALL OTHER MAXIMUM DENSITIES PER TABLE 9-1.

AutoCAD SHX Text
    *

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    ***   

AutoCAD SHX Text
GENERAL NOTES:

AutoCAD SHX Text
T:\JOBS\McWhinney\Millennium  GDP\Modified to CWC plot colors\2017-02-10\mod-Map6-Parcel-C_MCW_52212.dwg

AutoCAD SHX Text
GENERAL DEVELOPMENT PLAN

AutoCAD SHX Text
PARCEL C

AutoCAD SHX Text
TENTH MAJOR AMENDMENT

AutoCAD SHX Text
MILLENNIUM GDP

AutoCAD SHX Text
LOVELAND, COLORADO

AutoCAD SHX Text
MAP  6  of  10

AutoCAD SHX Text
S C A L E :  

AutoCAD SHX Text
N O R T H      

AutoCAD SHX Text
1"

AutoCAD SHX Text
300'

AutoCAD SHX Text
0

AutoCAD SHX Text
150'

AutoCAD SHX Text
300'

AutoCAD SHX Text
600'

AutoCAD SHX Text
CURRENT THROUGH MAJOR AMENDMENT 10  - DECEMBER 5TH, 2017



  
  

=

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
x

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
MTR

AutoCAD SHX Text
WTR

AutoCAD SHX Text
WV

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
(MAJOR ARTERIAL)

AutoCAD SHX Text
COUNTY ROAD 9

AutoCAD SHX Text
C.R. 9E  (ARTERIAL)

AutoCAD SHX Text
EAST FIRST ST. (MINOR ARTERIAL)

AutoCAD SHX Text
MAILBOX

AutoCAD SHX Text
HIGH SCHOOL

AutoCAD SHX Text
CORVUS DRIVE

AutoCAD SHX Text
FARMERS DITCH

AutoCAD SHX Text
POTENTIAL

AutoCAD SHX Text
OFF SITE

AutoCAD SHX Text
TRAIL

AutoCAD SHX Text
BOYD LAKE OUTLET DITCH

AutoCAD SHX Text
FARMERS DITCH

AutoCAD SHX Text
NINTH STREET

AutoCAD SHX Text
THIRTEENTH STREET

AutoCAD SHX Text
EAST EISENHOWER BLVD./ US HIGHWAY 34

AutoCAD SHX Text
MOUNTAIN VIEW

AutoCAD SHX Text
EAST 1st STREET

AutoCAD SHX Text
MIDDLE SCHOOL SITE

AutoCAD SHX Text
 GROSS 48 AC%%P

AutoCAD SHX Text
D1

AutoCAD SHX Text
D3

AutoCAD SHX Text
D8

AutoCAD SHX Text
D6

AutoCAD SHX Text
D2

AutoCAD SHX Text
D5

AutoCAD SHX Text
D7

AutoCAD SHX Text
D4

AutoCAD SHX Text
RESIDENTIAL RAILROAD BUFFERYARD 60' MINIMUM - 100' MAXIMUM SETBACK (REFER TO APPENDIX A, SECTION 15)

AutoCAD SHX Text
D9

AutoCAD SHX Text
MOUNTAIN LION DRIVE

AutoCAD SHX Text
SCULPTOR DRIVE

AutoCAD SHX Text
SCULPTOR DRIVE

AutoCAD SHX Text
RESIDENTIAL RAILROAD BUFFERYARD 60' MINIMUM - 100' MAXIMUM SETBACK (REFER TO APPENDIX A, SECTION 15)

AutoCAD SHX Text
SEE ENLARGEMENT PLAN BELOW FOR DETAILS ON HORN NOISE SETBACK

AutoCAD SHX Text
GREAT WESTERN  RAILROAD

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4930

AutoCAD SHX Text
4925

AutoCAD SHX Text
4920

AutoCAD SHX Text
4915

AutoCAD SHX Text
4910

AutoCAD SHX Text
4905

AutoCAD SHX Text
4900

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4885

AutoCAD SHX Text
4890

AutoCAD SHX Text
4895

AutoCAD SHX Text
4900

AutoCAD SHX Text
4905

AutoCAD SHX Text
4910

AutoCAD SHX Text
4915

AutoCAD SHX Text
4920

AutoCAD SHX Text
4915

AutoCAD SHX Text
4910

AutoCAD SHX Text
4905

AutoCAD SHX Text
4900

AutoCAD SHX Text
4895

AutoCAD SHX Text
4920

AutoCAD SHX Text
4925

AutoCAD SHX Text
4905

AutoCAD SHX Text
4925

AutoCAD SHX Text
4920

AutoCAD SHX Text
4915

AutoCAD SHX Text
4930

AutoCAD SHX Text
4925

AutoCAD SHX Text
4920

AutoCAD SHX Text
4915

AutoCAD SHX Text
4910

AutoCAD SHX Text
4905

AutoCAD SHX Text
4900

AutoCAD SHX Text
4930

AutoCAD SHX Text
4925

AutoCAD SHX Text
4925

AutoCAD SHX Text
4920

AutoCAD SHX Text
4915

AutoCAD SHX Text
4910

AutoCAD SHX Text
4905

AutoCAD SHX Text
4900

AutoCAD SHX Text
4895

AutoCAD SHX Text
4890

AutoCAD SHX Text
4895

AutoCAD SHX Text
4900

AutoCAD SHX Text
4905

AutoCAD SHX Text
4910

AutoCAD SHX Text
4915

AutoCAD SHX Text
4920

AutoCAD SHX Text
4925

AutoCAD SHX Text
4885

AutoCAD SHX Text
4890

AutoCAD SHX Text
4895

AutoCAD SHX Text
4900

AutoCAD SHX Text
4905

AutoCAD SHX Text
4905

AutoCAD SHX Text
4910

AutoCAD SHX Text
4915

AutoCAD SHX Text
4920

AutoCAD SHX Text
4925

AutoCAD SHX Text
4930

AutoCAD SHX Text
4890

AutoCAD SHX Text
4895

AutoCAD SHX Text
4900

AutoCAD SHX Text
4905

AutoCAD SHX Text
4910

AutoCAD SHX Text
4915

AutoCAD SHX Text
4910

AutoCAD SHX Text
4905

AutoCAD SHX Text
4910

AutoCAD SHX Text
4915

AutoCAD SHX Text
4920

AutoCAD SHX Text
4915

AutoCAD SHX Text
4910

AutoCAD SHX Text
4905

AutoCAD SHX Text
4900

AutoCAD SHX Text
4895

AutoCAD SHX Text
4915

AutoCAD SHX Text
4920

AutoCAD SHX Text
4925

AutoCAD SHX Text
4925

AutoCAD SHX Text
4925

AutoCAD SHX Text
4920

AutoCAD SHX Text
4920

AutoCAD SHX Text
4915

AutoCAD SHX Text
4915

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4920

AutoCAD SHX Text
4925

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4930

AutoCAD SHX Text
4920

AutoCAD SHX Text
4925

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4925

AutoCAD SHX Text
4930

AutoCAD SHX Text
4930

AutoCAD SHX Text
4935

AutoCAD SHX Text
4935

AutoCAD SHX Text
4940

AutoCAD SHX Text
4934

AutoCAD SHX Text
4935

AutoCAD SHX Text
4934

AutoCAD SHX Text
4940

AutoCAD SHX Text
4943

AutoCAD SHX Text
4944

AutoCAD SHX Text
4940

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4943

AutoCAD SHX Text
4944

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4955

AutoCAD SHX Text
4950

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4950

AutoCAD SHX Text
4945

AutoCAD SHX Text
4945

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4940

AutoCAD SHX Text
4935

AutoCAD SHX Text
D10

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
OHE

AutoCAD SHX Text
S A P H I R E    S T R E E T

AutoCAD SHX Text
C I N N A B A R

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
P Y R I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
Z I N C    A V E N U E

AutoCAD SHX Text
T U R Q U O I S E    S T R E E T

AutoCAD SHX Text
A T A C A M I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
S O D A L I T E

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
A M E T H Y S T     A V E N U E

AutoCAD SHX Text
K R Y P T O N

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
G Y P S U M

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
T R A C T   A

AutoCAD SHX Text
13

AutoCAD SHX Text
B L O C K   6

AutoCAD SHX Text
S E L E N I U M

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
T U N G S T E N

AutoCAD SHX Text
C O U R T

AutoCAD SHX Text
E M E R A L D    S T R E E T

AutoCAD SHX Text
A R G O N   P L A C E

AutoCAD SHX Text
TRACT Q

AutoCAD SHX Text
TRACT V

AutoCAD SHX Text
T H I R T E E N T H        S T R E E T

AutoCAD SHX Text
N I N T H        S T R E E T

AutoCAD SHX Text
H A R R I S B U R G     A V E N U E 

AutoCAD SHX Text
A L L E Y

AutoCAD SHX Text
G R E A T      W E S T E R N      R A I L R O A D

AutoCAD SHX Text
C O U N T Y    R O A D   No. 9 E

AutoCAD SHX Text
8"FMPVC

AutoCAD SHX Text
10"PVC

AutoCAD SHX Text
10"PVC

AutoCAD SHX Text
10"PVC

AutoCAD SHX Text
10"PVC

AutoCAD SHX Text
12"DI

AutoCAD SHX Text
12"PVC

AutoCAD SHX Text
12"PVC

AutoCAD SHX Text
12"PVC

AutoCAD SHX Text
12"PVC

AutoCAD SHX Text
12"CI

AutoCAD SHX Text
12"DI

AutoCAD SHX Text
8"PVC

AutoCAD SHX Text
12"PVC

AutoCAD SHX Text
12"PVC

AutoCAD SHX Text
END ZONE

AutoCAD SHX Text
END ZONE

AutoCAD SHX Text
(C O U N T Y   R O A D   # 9 - E)

AutoCAD SHX Text
T R A C T   B OPEN SPACE

AutoCAD SHX Text
L O T   1

AutoCAD SHX Text
N.  B O Y D    L A K E     A V E N U E  

AutoCAD SHX Text
UNINCORPORATED LARIMER COUNTY

AutoCAD SHX Text
MILLENNIUM ADDITION

AutoCAD SHX Text
OUTLOT 4

AutoCAD SHX Text
TRACT 1

AutoCAD SHX Text
SCULPTOR DRIVE

AutoCAD SHX Text
OUTLOT 9

AutoCAD SHX Text
E. FIFTH ST.

AutoCAD SHX Text
70' RAILROAD  RIGHT-OF-WAY

AutoCAD SHX Text
E. 8TH STREET 

AutoCAD SHX Text
RIGHT-OF-WAY

AutoCAD SHX Text
OUTLOT 5, MILLENNIUM SW FIRST SUBDIVISION, REC.#2002073191

AutoCAD SHX Text
K A U F F M A N M. R. D.

AutoCAD SHX Text
UNINCORPORATED LARIMER COUNTY

AutoCAD SHX Text
CHILSON-STROH  FARMS  ADDITION 

AutoCAD SHX Text
UNINCORPORATED LARIMER COUNTY

AutoCAD SHX Text
ZONED COUNTY I/FA

AutoCAD SHX Text
UNINCORPORATED LARIMER COUNTY

AutoCAD SHX Text
UNINCORPORATED LARIMER COUNTY

AutoCAD SHX Text
ZONED COUNTY I/FA

AutoCAD SHX Text
MILLENNIUM ADDITION

AutoCAD SHX Text
UNINCORPORATED LARIMER COUNTY

AutoCAD SHX Text
ZONED COUNTY FA

AutoCAD SHX Text
UNINCORPORATED LARIMER COUNTY

AutoCAD SHX Text
ZONED COUNTY I/FA

AutoCAD SHX Text
ZONED PUD P-59

AutoCAD SHX Text
ZONED PUD P-59

AutoCAD SHX Text
ZONED COUNTY I

AutoCAD SHX Text
UNINCORPORATED LARIMER COUNTY

AutoCAD SHX Text
ZONED: I

AutoCAD SHX Text
ZONED: I

AutoCAD SHX Text
ZONED: FA-1

AutoCAD SHX Text
NATURE ESTATES REC#2002067297

AutoCAD SHX Text
ZONED PUD P-59

AutoCAD SHX Text
MILLENNIUM SW FIRST SUBDIVISION, REC.#2002073191

AutoCAD SHX Text
SCULPTOR DRIVE

AutoCAD SHX Text
LINE TABLE

AutoCAD SHX Text
LINE

AutoCAD SHX Text
BEARING

AutoCAD SHX Text
LENGTH

AutoCAD SHX Text
L1

AutoCAD SHX Text
N89°50'00"E

AutoCAD SHX Text
156.34'

AutoCAD SHX Text
L2

AutoCAD SHX Text
N89°51'46"E

AutoCAD SHX Text
127.42'

AutoCAD SHX Text
L3

AutoCAD SHX Text
N89°01'52"E

AutoCAD SHX Text
337.91'

AutoCAD SHX Text
L4

AutoCAD SHX Text
N88°39'59"W

AutoCAD SHX Text
621.53'

AutoCAD SHX Text
L5

AutoCAD SHX Text
S00°53'24"W

AutoCAD SHX Text
30.00'

AutoCAD SHX Text
L6

AutoCAD SHX Text
N89°47'41"E

AutoCAD SHX Text
60.00'

AutoCAD SHX Text
(C O U N T Y   R O A D   # 20-C)

AutoCAD SHX Text
(C O U N T Y   R O A D   # 20-C)

AutoCAD SHX Text
(C O U N T Y   R O A D   # 9)

AutoCAD SHX Text
STREET CENTERLINE

AutoCAD SHX Text
RIGHT OF WAY

AutoCAD SHX Text
CENTERLINE OF RAILROAD

AutoCAD SHX Text
SOUTHERN RAILROAD RIGHT-OF-WAY / SECTION LINESECTION LINE

AutoCAD SHX Text
RESIDENTIAL SETBACK LINE

AutoCAD SHX Text
60' MIN (BUFFER  YARD)

AutoCAD SHX Text
70' RAILROAD  RIGHT-OF-WAY

AutoCAD SHX Text
RIGHT-OF-WAY

AutoCAD SHX Text
NORTHERN RAILROAD RIGHT-OF-WAY

AutoCAD SHX Text
60' MIN (BUFFER  YARD)

AutoCAD SHX Text
BUFFER ZONE

AutoCAD SHX Text
(locations to be determined at time of

AutoCAD SHX Text
CONCEPTUAL VEHICULAR ACCESS POINTS

AutoCAD SHX Text
WETLANDS

AutoCAD SHX Text
CONCEPTUAL TRAILS ALONG ROADWAY

AutoCAD SHX Text
CONCEPTUAL TRAILS WITHIN OPEN SPACE

AutoCAD SHX Text
CONCEPTUAL FUTURE (BY OTHERS)

AutoCAD SHX Text
CONCEPTUALTRAILS ALONG ROADWAY (BY OTHERS)

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
*NOTE: 1. SEE GDP TEXT FOR ADDITIONAL REQUIREMENTS, NOTE: 1. SEE GDP TEXT FOR ADDITIONAL REQUIREMENTS, : 1. SEE GDP TEXT FOR ADDITIONAL REQUIREMENTS, GUIDELINES, AND STANDARDS.

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
PARKS AND OPEN SPACES

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
PARKS AND OPEN SPACES

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
RESIDENTIAL MIXED 

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
OTHER R.O.W.s

AutoCAD SHX Text
TOTAL:

AutoCAD SHX Text
42

AutoCAD SHX Text
427

AutoCAD SHX Text
D5

AutoCAD SHX Text
48

AutoCAD SHX Text
D3

AutoCAD SHX Text
21

AutoCAD SHX Text
D2

AutoCAD SHX Text
17

AutoCAD SHX Text
D1

AutoCAD SHX Text
24

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
6 DU/AC (FOR OVERALL PARCEL)

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
USE NEIGHBORHOOD

AutoCAD SHX Text
development approval)

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
D6

AutoCAD SHX Text
56

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
USE NEIGHBORHOOD

AutoCAD SHX Text
RESIDENTIAL MIXED 

AutoCAD SHX Text
31

AutoCAD SHX Text
D7

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
36

AutoCAD SHX Text
D9

AutoCAD SHX Text
68

AutoCAD SHX Text
D4

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
HEAVY INDUSTRIAL

AutoCAD SHX Text
HEAVY COMMERCIAL

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
USE NEIGHBORHOOD

AutoCAD SHX Text
RESIDENTIAL MIXED 

AutoCAD SHX Text
OPEN SPACE

AutoCAD SHX Text
16

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
LIGHT INDUSTRIAL

AutoCAD SHX Text
D8

AutoCAD SHX Text
36

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
SUBTOTAL

AutoCAD SHX Text
369

AutoCAD SHX Text
RAILROAD HORN NOISE SETBACK

AutoCAD SHX Text
USES-BY-RIGHT:

AutoCAD SHX Text
ACRES:

AutoCAD SHX Text
PARCEL:

AutoCAD SHX Text
SPECIAL REVIEW

AutoCAD SHX Text
USES:

AutoCAD SHX Text
SUB-

AutoCAD SHX Text
LAND USE LEGEND

AutoCAD SHX Text
MAXIMUM DENSITY

AutoCAD SHX Text
(RESIDENTIAL USE ONLY):

AutoCAD SHX Text
GENERAL NOTES: 1. A MAXIMUM OF 1,744 DWELLING UNITS WILL BE PERMITTED IN PARCEL D. 2. A MAXIMUM OF 1,700,000 sf. OF COMMERCIAL/ INDUSTRIAL USES WILL BE PERMITTED IN PARCEL D.

AutoCAD SHX Text
30 DWELLING UNITS PER ACRE FOR MULTI-FAMILY DWELLINGS FOR ANY INDIVIDUAL PHASE OF DEVELOPMENT ON A SINGLE PLAT. ALL OTHER MAXIMUM DENSITIES PER TABLE 10-1. 30 DWELLING UNITS PER ACRE FOR MULTI-FAMILY DWELLINGS FOR ANY INDIVIDUAL PHASE OF DEVELOPMENT ON A SINGLE PLAT. ALL OTHER MAXIMUM DENSITIES PER TABLE 9-1.  MAXIMUM DENSITIES PER TABLE 10-1. MAXIMUM DENSITIES PER TABLE 9-1. MAXIMUM OF 12.875 ACRES SHALL BE DEVELOPED AS SINGLE FAMILY DETACHED DWELLINGS.

AutoCAD SHX Text
    *

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    +   

AutoCAD SHX Text
    ++  

AutoCAD SHX Text
6 DU/AC (FOR OVERALL PARCEL)

AutoCAD SHX Text
6 DU/AC (FOR OVERALL PARCEL)

AutoCAD SHX Text
6 DU/AC (FOR OVERALL PARCEL)

AutoCAD SHX Text
6 DU/AC (FOR OVERALL PARCEL)

AutoCAD SHX Text
RES (NOT IN A MUN) 30 DU/AC

AutoCAD SHX Text
RES (MUN) 30 DU/AC

AutoCAD SHX Text
    +  

AutoCAD SHX Text
++

AutoCAD SHX Text
20 DU/AC (FOR OVERALL PARCEL)

AutoCAD SHX Text
    *

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    *

AutoCAD SHX Text
    **   

AutoCAD SHX Text
    *

AutoCAD SHX Text
    *

AutoCAD SHX Text
    *

AutoCAD SHX Text
GENERAL DEVELOPMENT PLAN

AutoCAD SHX Text
PARCEL D

AutoCAD SHX Text
TENTH MAJOR AMENDMENT

AutoCAD SHX Text
MILLENNIUM GDP

AutoCAD SHX Text
LOVELAND, COLORADO

AutoCAD SHX Text
MAP  7  of  10

AutoCAD SHX Text
S C A L E :  

AutoCAD SHX Text
N O R T H      

AutoCAD SHX Text
1"

AutoCAD SHX Text
300'

AutoCAD SHX Text
0

AutoCAD SHX Text
150'

AutoCAD SHX Text
300'

AutoCAD SHX Text
600'

AutoCAD SHX Text
CURRENT THROUGH MAJOR AMENDMENT 10  - DECEMBER 5TH, 2017

AutoCAD SHX Text
PARKS AND OPEN SPACE

AutoCAD SHX Text
RESIDENTIAL (NOT IN A MUN)

AutoCAD SHX Text
INSTITUTIONAL/CIVIC/PUBLIC

AutoCAD SHX Text
32

AutoCAD SHX Text
D10

AutoCAD SHX Text
12 DU/AC (FOR OVERALL PARCEL) +

AutoCAD SHX Text
LIGHT COMMERCIAL

AutoCAD SHX Text
    *

AutoCAD SHX Text
    *

AutoCAD SHX Text
    *

AutoCAD SHX Text
    ***   



MEANDERING

SECTION A

SECTION B

EASEMENT

MINOR ARTERIAL - IF APPLICABLE

AUXILIARY TURN LANES WILL BE PROVIDED WHERE REQUIRED.
COLLECTOR

UTILITY

OPTIONAL
FENCE

VEGETATION BY ADJACENT
WALK AND LANDSCAPE

WHERE NEEDED
TO ADD TURN LANES

FLOW LINE MAY VARY

LANDSCAPE AREA LANDSCAPE AREA

50' RIGHT OF WAY

WALK
BIKE
LANE LANE

TRAVEL 

TREE LAWN
AREA/

LANDSCAPE LANDSCAPE
AREA/

TREE LAWN

OPTIONAL
FENCE

EASEMENT
UTILITYCL

SCALE 1"= 10'

EASEMENT FOR WALK
PUBLIC ACCESS

EASEMENT FOR WALK
PUBLIC ACCESS

50' RIGHT OF WAY

38' FL-FL

MEANDERING
WALKLANE

BIKETRAVEL 
LANE

SCALE 1"= 10'

LANE
TRAVEL

PARKING LANE
BIKE/

PARKING LANE
BIKE/ 

WALK

44' - 48' FL-FL (36-38' WITHOUT PARKING)

WALK

60' to 80' RIGHT OF WAY

SECTION E

OPTIONAL FENCE

LANDSCAPEEASEMENT
UTILITY

OPTIONAL FENCE

EASEMENT
UTILITY

LANE
PARKING

SCALE 1"= 10'LOCAL STREET OR LANE

50' ROW - MINIMUM

28' FL-FL

LANE
TRAVEL 

LANE
TRAVEL 

WALK WALK

PROPERTY OWNER/DEVELOPER

14' MIN. SETBACK;
20' AT GARAGE DOOR

14' MIN. SETBACK;
20' AT GARAGE DOOR

RAISED MEDIAN
ONLY AS NEEDED

FOR ACCESS
CONTROL

110' TO 120' RIGHT OF WAY

WALK

SCALE 1"= 10'

6'
OPTIONAL

MEDIAN

31'
VEHICLE & BIKE LANE

(13' TRAVEL, 12' TRAVEL, 7' BIKE)

15' LANDSCAPE AREA WALK

SECTION A-1
SUBURBAN ARTERIAL (N. BOYD LAKE AVENUE)
(WHERE ROUNDABOUTS ARE USED AT COLLECTOR INTERSECTIONS)

15' LANDSCAPE AREA
31'

VEHICLE & BIKE LANE

WHERE NEEDED
TO ADD TURN LANES

FLOW LINE MAY VARY

(30' ROW MINIMUM FOR "LANE")

LANE
TRAVEL

AREA
LANDSCAPE

AREA

10'
MEDIAN

12'
TRAFFIC

LANE
8'

PARKING

12'
TRAFFIC

LANE
8'

PARKING 15'15'

SECTION D
URBAN CHARACTER VILLAGE STREET (OPTIONAL) SCALE 1"= 10'

80' RIGHT OF WAY (70' IF NO MEDIAN)

12' 12'

11' BIKE/PARKING LANE IF ON A COLLECTOR

* NOTE:  14' UTILITY EASEMENTS
TO BE PROVIDED AT BACKS OF
 LOTS FRONTING ON "URBAN
CHARACTER VILLAGE" STREETS
IF NEEDED DUE TO MINIMAL
FRONT SETBACKS.IF APPROPRIATE

SECTION C
MAJOR ARTERIAL - IF APPLICABLE SCALE 1"= 10'

EASEMENT
UTILITY & PUBLIC ACCESS

MEANDERING
WALK

MIN.
TRAVELBIKE TRAVEL

EASEMENT FOR WALK
PUBLIC ACCESS

112' MINIMUM

120' or 140' ROW

80' TO 116' FL-FL

MEANDERING
WALK

MIN.LANE LANELANE MEDIAN
TRAVEL

LANE
TRAVEL

LANE
BIKE
LANE

Walk location may
meander and may be
located in a pedestrian
easement outside the
R.O.W.

WHERE NEEDED
TO ADD TURN LANES

FLOW LINE MAY VARY

SECTION H
SCALE 1"= 10'ALLEY with TOWNHOMES 28' ROW

28' MIN. BETWEEN
GARAGE DOORS

4' UTILITY
CORRIDOR/

DRIVE APRON
4' UTILITY

CORRIDOR/
DRIVE APRON

14' MIN
*AREAS OUTSIDE OF 14' MIN
DRIVE SECTION MAY BE
PAVED WITH GRASS RINGS
OR OTHER PERVIOUS MATERIAL
IN SOME AREAS20' TO 28'

PAVED

20' PAVED

SECTION G
SCALE 1"= 10'ALLEY

OPTIONAL GUEST OR TANDEM
PARKING IN SOME

LOCATIONS

4' UTILITY
EASEMENT

4' UTILITY
EASEMENT

28' RIGHT OF WAY

LANDSCAPE AREA

SECTION F

LANDSCAPE AREA

OPTIONAL FENCE

EASEMENT
UTILITY

WHERE NO ALLEYS ARE SERVING LOTS, AND LOTS FRONT BOTH SIDES OF STREET.

CL

LOCAL STREET

50' ROW

34' FL-FL

LANE
TRAVEL 

WALK LANE
PARKING

LANE
PARKING

WALKLANE
TRAVEL 

(4' FROM R.O.W.)
OPTIONAL FENCE

EASEMENT
UTILITY

SCALE 1"= 10'

14' MIN. SETBACK;
20' AT GARAGE DOOR

(4' FROM R.O.W.)

14' MIN. SETBACK;
20' AT GARAGE DOOR

P.G.L.

60' R.O.W

12' CENTER TURN LANE
SIDEWALK

PEDESTRIAN EASEMENT

4

UTILITY EASEMENT

1

2%

12' TRAVEL LANE

7' BIKE LANE
6' PARKWAY

2.0% ± (VARIES)

PEDESTRIAN EASEMENT

SIDEWALK

12' TRAVEL LANE

2.0% ± (VARIES)

6' PARKWAY7' BIKE LANE
UTILITY EASEMENT

1

2%
4

SECTION I
SCALE 1"= 10'COLLECTOR ROADWAY

PEDESTRIAN EASEMENT OUTSIDE OF RIGHT-OF-WAY

(EXCLUDING ALLEYS):
Walk location may
meander and may be 
located in a pedestrian 
easement outside the 
R.O.W.

FOR ALL ROADWAY TYPES
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SECTION 12 
REGULATORY PROCEDURES 

 
12.1 GENERAL PROVISIONS 

12.1.1 Regulatory Procedures 

The Regulatory Procedures set forth in this Section 
12 define submittal requirements and Review Time-
lines for Development Projects within the GDP, in-
cluding but not limited to, processes for administra-
tive and public review of Development Projects con-
taining Uses-by-Right and Special Review Uses and 
of subdivision plats, variations, appeals and amend-
ments.  The Regulatory Procedures shall govern all 
development within the GDP and shall expressly 
supersede and modify any City guideline, plan, ad-
ministrative procedure, policy, requirement or Mu-
nicipal Code provision which is in conflict or incon-
sistent therewith. 

12.1.2 Centerra Design Review Committee 

The Regulatory Procedures incorporate a review 
process by the Centerra DRC, a private committee 
created for the purpose, among others, of evaluating 
Development Projects within the GDP, for compli-
ance with the GDP and the private design standards 
adopted by the Centerra DRC.   

The legal documents which establish the private de-
sign guidelines applicable within the GDP and creat-
ing the Centerra DRC with authority to review De-
velopment Projects within the GDP, are on file with 
the City.   The Centerra DRC shall at all times be 
comprised of a minimum of three (3) voting mem-
bers.  Voting members shall include one (1) individ-
ual representing the Developer, and two (2) addi-
tional individuals, which may include any combina-
tion of the following: a registered architect, a certi-
fied planner, a registered landscape architect, a reg-
istered professional civil engineer, a sustainability 
consultant and/or other appropriate design profes-

sional.  All voting members of the Centerra DRC 
shall be appointed by the Developer.  At the City’s 
option, a City staff member may serve as a non-
voting liaison to the Centerra DRC and a designated 
representative of the Director may also serve as a 
non-voting liaison for the purpose of evaluating re-
quests for Variations of the Performance Standards 
pursuant to Section 12.2.4. 

The role of the Centerra DRC in the evaluation of 
development within the GDP is described in detail 
in Section 12.3.1.   

12.2 REVIEW STANDARDS 

12.2.1 Controlling Documents 

A.  The primary review standards for projects with-
in the GDP are: the Special Conditions which are 
applicable to Development Projects within designat-
ed GDP Parcels and are attached as appendices to 
Sections 2 through 5 of this GDP; the General Con-
ditions which are applicable to all Development Pro-
jects within the GDP and are attached as an appen-
dix to Section 1 of this GDP; and the Performance 
Standards for architecture, site planning, landscap-
ing, streetscape and signage which are applicable to 
all GDP Development Projects and are contained in 
Sections 6 through 10 of this GDP.  In addition, the 
provisions of the Restated Agreement, including, but 
not limited to provisions regarding Vested Property 
Rights, govern all projects within the GDP.   

B.  In the event of a conflict or inconsistency be-
tween provisions of the Controlling Documents ap-
plicable to a Development Project, the following 
hierarchy shall prevail:  (1) the Restated Agreement; 
(2) the Special Conditions; (3) the General Condi-
tions; and (4) any other provision of the GDP.   
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12.2.2  Applicability of Municipal Code 

The provisions of the Municipal Code shall apply to 
all projects within this GDP except to the extent that 
any such provision is inconsistent with or in conflict 
with the terms and conditions of the Controlling 
Documents.  

12.2.3  City Review/Approval Authority 

A.    The City shall have the right and responsibil-
ity to interpret and enforce the Controlling Docu-
ments and any applicable provisions of the Munici-
pal Code and the right to refuse to approve any De-
velopment Project within the GDP if such Develop-
ment Project fails to comply with such requirements.  

B.  Section 12.2.3.A shall not be construed as a 
waiver by the Developer of any right to challenge a 
City interpretation or the City’s denial of a Devel-
opment Project.  If applicable, any such challenge 
shall first be processed as an Appeal in accordance 
with Section 12.4.  

12.2.4  Variations of the Performance Standards 

If an Applicant desires any Variation from the re-
quirements of the Performance Standards, a written 
request therefor shall be submitted to the City prior 
to the submittal of the Development Project which 
incorporates the requested Variation and, in the case 
of a building permit for a Use-by-Right, the Varia-
tion request shall also be approved by the City prior 
to submittal of the Development Project which in-
corporates the requested Variation.  A letter from 
the Centerra DRC stating its approval of such Varia-
tion shall accompany the written request.  In the al-
ternative, the Director is authorized to evaluate and 
approve Variations concurrently with the Centerra 
DRC’s review and approval of the Variation.  In the 
granting of a request for a Variation of the Perfor-
mance Standards, the Director shall find that the 
implementation of the requested Variation would 

not pose a health, safety or welfare risk to the gen-
eral public and that:  (i) the proposed Variation is 
equal to or better than the provision of the Perfor-
mance Standards sought to be varied; (ii) the appli-
cation of the provision sought to be varied would 
create a site specific hardship (other than a financial 
hardship) on the Applicant; or (iii) the proposed 
Variation reflects a design solution or a distinct rec-
ognized architectural style that is appropriate for the 
project and results in the quality of the project being 
equal to or better than the result of complying with 
the Performance Standard sought to be varied.  De-
cisions of the Director on a request for a Variation 
of a Performance Standard shall be issued in writing 
no later than seven (7) days after submission of the 
complete application therefor.  In the event that the 
Director denies a requested Variation, the Applicant 
may Appeal such denial to the Planning Commis-
sion for a final decision, subject only to a right of 
Appeal to the City Council by the Applicant.  The 
Appeal procedure shall be as set forth in Section 
12.4.1.  

12.2.5 Development Contiguity 

In the event that a proposed Development Project 
fails to meet the contiguity requirements of the Mas-
ter Plan,  the Director shall, in his or her sole discre-
tion, be authorized to administratively grant an ex-
ception to the contiguity requirements upon the Ap-
plicant’s submission in writing of a request and jus-
tification therefor and upon finding that the provi-
sion of utilities and roads to the proposed Develop-
ment Project have been, or are planned to be, suffi-
ciently sized to meet the service needs of such pro-
ject, and of the other adjacent areas as the Director 
determines to be affected, in an efficient manner and 
at no cost to the City, unless the City has agreed to 
share in such costs. 

Requests for exceptions to the contiguity require-
ments of such Master Plan shall be submitted to the 
Director and a decision thereon shall be made by the 
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Director no later than seven (7) days after submis-
sion of the request and prior to submittal of the De-
velopment Project.  Decisions of the Director on 
requests for exceptions to the contiguity require-
ments may be appealed by the Applicant therefor 
pursuant to Section 12.4.1. 

In the event that the City amends the contiguity re-
quirements of such Master Plan to be less restric-
tive, the Applicant shall be entitled to apply the less 
restrictive requirements to its proposed Develop-
ment Project. 

12.3 REVIEW PROCESS 

12.3.1  Centerra DRC Review 

A.  With the exception of applications for Prelimi-
nary Plats, Development Projects within the GDP 
(including applications for a Variation, Type 1 Zon-
ing Permit, Type 2 Zoning Permit, building permit, 
sign permit, Minor Subdivision, combined Prelimi-
nary Plat and Final Plats, Final Plats and Special 
Review Uses) shall be accompanied by a letter from 
the Centerra DRC stating its recommendation for 
final approval of the proposed Development Project, 
with or without conditions, based upon its compli-
ance with the GDP and a copy of the documents re-
viewed by the Centerra DRC and upon which its 
recommendation was made. 

B.  Applications for Preliminary Plats shall be ac-
companied by a written preliminary evaluation from 
the Centerra DRC that the Preliminary Plat complies 
with the GDP. 

C.  Development Projects which incorporate a Var-
iation or Variations from the applicable Perfor-
mance Standards shall also be accompanied by a 
letter from the Centerra DRC that states its recom-
mendation for final approval of the requested Varia-
tion, with or without conditions, and a copy of the 
documents relied upon by the Centerra DRC in tak-
ing such actions.  In the event that the Director ap-

proves the Variation request concurrently with the 
Centerra DRC review, the Development Project 
shall also be accompanied by the written decision of 
the Director. 

 

D.  The Centerra DRC may assign certain review 
and decision-making responsibilities to a subcom-
mittee of the Centerra DRC and, for residential De-
velopment Projects and Variations, it may assign its 
review and decision-making responsibilities to an-
other designated residential design review commit-
tee, provided that such subcommittee is comprised 
of the same number and type of members as re-
quired for the Centerra DRC and that the City has 
been given written notice of such assignment. 

E.  The City shall take into consideration the 
statement of the Centerra DRC regarding compli-
ance with the GDP, but the City shall have the right 
and responsibility to determine each Development 
Project’s compliance with applicable provisions of 
all Controlling Documents and the Municipal Code.    

12.3.2  Complete Application 

A.  For purposes of these Regulatory Procedures, a 
complete application is defined as a Development 
Project submittal for which all of the following re-
quirements have been met (“Complete Applica-
tion”): 

1. The Applicant has submitted a complete devel-
opment application form for the type of appli-
cation(s) being submitted; 

2. The Applicant has submitted every item listed 
on the approved Submittal Checklist for the 
type of development application(s) being sub-
mitted, unless such item has been waived by 
the designated City official as set forth on the 
applicable Submittal Checklist; 
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3. The Applicant has submitted the documenta-
tion from the Centerra DRC as required by 
Section 12.3.1; and  

4. The Applicant has paid all required fees for the 
type of development application(s) being sub-
mitted. 

Submittal Checklists for Uses-by Right, Special Re-
view Uses and subdivision plats will be approved, 
and may be modified, administratively by the Direc-
tor upon the agreement of Developer without 
amending the GDP.   

B.  If an Applicant desires to develop a project 
containing a land use that is not specifically listed as 
either a Use-by-Right or Special Review Use for any 
Subparcel of the GDP, the Applicant shall obtain a 
determination from the Director as to the proper cat-
egorization of the desired use prior to submittal of a 
Development Project which contains such use.  The 
Director’s determination, in his or her sole discre-
tion, shall be based upon the similarity of the de-
sired use to the character of the uses specifically 
listed for the Subparcel in which the new use is de-
sired.  A use which is not, in the discretion of the 
Director, similar in character to a specifically listed 
Use-by-Right or Special Review Use shall not be 
permitted. 

12.3.3  Development Projects 

A. Uses-by-Right 

The land use legends on Maps 4, 5, 6 and 7 of the 
GDP contain a list of Uses-by-Right for each Sub-
parcel. 

1.  Administrative Review.  Development Projects 
for Uses-by-Right shall be processed in accordance 
with the Review Timelines for Administrative Re-
view:  

(a)  The Review Timelines for Administrative Re-
view have separate requirements for Development 
Projects with Uses-by-Right which fit within any of 
the following categories:  

(i)    Those located on a previously platted Lot; 

(ii)  Those submitted with a Boundary Line Ad-
justment or lot merger;  

(iii)  Those submitted with a Minor Subdivision 
plat;  

(iv)  Those submitted with a Major Subdivision 
plat consisting of a Preliminary Plat followed by 
a Final Plat; and 

(v)  Those submitted with a Major Subdivision 
plat consisting with a combined Preliminary and 
Final Plat. 

(b)  Development Projects for Uses-by-Right subject 
to Administrative Review shall not be preceded by a 
pre-application conference unless requested by the 
Director or the Applicant, nor shall they require a 
Development Review Team Meeting  as defined in 
the Municipal Code or review and approval by the 
Planning Commission or City Council.    

2. Public Review. 

(a) A Development Project for a Use-by-Right 
which includes any one or more of the uses listed in 
subsections (i) through (v) below shall be preceded 
by a conceptual review team meeting and thereafter 
shall be processed in accordance with the Review 
Timelines for Public Review, which processes re-
quire a public hearing before the Planning Commis-
sion:    

(i)     Any single Building over 60’ in height di-
rectly abutting one or more existing platted or 
built Single Family Detached or Single Family 
Attached residential properties, or with only an 
intervening street of collector or smaller street 
classification; 
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(ii)  Any single Building over 100,000 gross 
square feet containing a Heavy Industrial Use; 

(iii)  Any single Building over 50,000 gross 
square feet directly abutting one or more  exist-
ing platted or built Single Family Detached or 
Single Family Attached residential properties, or 
with only an intervening street of local or small-
er street classification; 

(iv)  Any Heavy Commercial Use directly abut-
ting one or more existing  platted or built Single 
Family Detached or Single Family Attached res-
idential properties or with only an intervening 
street of collector or smaller street classifica-
tion; 

(v)  Any Heavy Industrial Use abutting one or 
more existing platted or built residential proper-
ties or with only an intervening street of collec-
tor or smaller street classification; or  

(vi)   Veterinary facilities, Animal Clinics, Small 
Outdoor Use, and/or Pet Day Care Facilities 
with outdoor use adjacent to any existing platted 
or built residential neighborhood. 

(b)  A Development Project for a single nonphased 
project which includes a combined gross square 
footage of 500,000 non-residential square feet or 
more and the first Development Project within a 
Mixed Use Village Center which center includes a 
combined gross square footage of 500,000 non-
residential square feet or more shall be preceded by 
a conceptual review team meeting and thereafter 
shall be subject to Public Review in accordance with 
the Review Timeline therefor, which process re-
quires public hearings before the Planning Commis-
sion and the City Council.  The first Development 
Project within a Mixed Use Village Center which 
center includes a combined gross square footage of 
500,000 non-residential square feet or more shall be 
accompanied with Performance Standards for Mixed 
Use Village Centers which shall be incorporated 

into the GDP through the Major Amendment pro-
cess concurrently with the first Development Project 
within a Mixed Use Village Center. Thereafter, all 
Development Projects within any Mixed Use Vil-
lage Center shall be processed in accordance with 
the provisions of this Section 12 that are applicable 
to such subsequent Development Projects. 

(c)  The Public Review processes for the uses listed 
in (a) and (b) above shall include a neighborhood 
meeting and public hearings.  Notice of the neigh-
borhood meeting shall be given in accordance with 
the requirements of Section 12.3.7.B.  Notice of the 
public hearings shall be given in accordance with 
the requirements of Section 12.3.7.A.  Notification 
of mineral estate owners in the property shall be 
given in accordance with the requirements of Sec-
tion 12.3.8. 

In connection with the uses listed in (a) above, the 
Planning Commission may deny, approve or ap-
prove with conditions the proposed use and the ac-
tion of the Planning Commission shall be final, sub-
ject only to a right of Appeal to the City Council 
pursuant to Section 12.4.2. 

In connection with the use referred to in (b) above, 
the action of the Planning Commission shall be in 
the form of a recommendation to the City Council.  
The City Council may deny, approve or approve 
with conditions the proposed development plan as 
defined in the following paragraph. 

(d)  Public Review by the Planning Commission 
and the City Council pursuant to these Regulatory 
Procedures shall be limited to a review of the con-
text diagram, site plan, landscape plan and architec-
tural elevations, other supporting documentation 
reasonably required by the City, and any other evi-
dence submitted at the hearing for the purpose of 
determining compliance with the Controlling Doc-
uments.   
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B. Special Review Uses 

The land use legends on Maps 4, 5, 6 and 7 of the 
GDP contain a list of Special Review Uses for each 
Subparcel. 

1.  Development Projects for Special Review Uses 
shall be subject to the Review Timelines for a Type 
2 Zoning Permit.   

2.  The Review Timelines for the Type 2 Zoning 
Permit process have separate requirements for De-
velopment Projects with Special Review Uses which 
fit within any of the following categories: 

(i)   Those located on a previously platted Lot; 

(ii)   Those submitted with a Boundary Line Ad-
justment or lot merger;  

(iii)   Those submitted with a Minor Subdivi-
sion plat;  

(iv)  Those submitted with a Major Subdivision 
plat consisting of a Preliminary Plat followed by 
a Final Plat; and 

(v)   Those submitted with a Major Subdivision 
plat consisting of a combined Preliminary Plat 
and Final Plat. 

3.  Development Projects for Special Review Uses 
may, at the option of the Applicant or the Director, 
be preceded by a pre-application conference. 

4.  Special Review Uses shall be evaluated for com-
pliance with the GDP and those applicable special 
review criteria of the Municipal Code (currently 
Chapter 18.40) which are not inconsistent with the 
GDP. 

5.   An application for a Special Review Use shall 
be accompanied with a listing of the names and ad-
dresses of the owners as set forth in Section 
12.3.7.A.1.  All such owners and all current mem-
bers of the Planning Commission and City Council 

shall be mailed written notice by the Current Plan-
ning Division of the Director’s administrative deci-
sion on such application within five (5) days of such 
decision, which notice shall include the name of the 
Development Project and the location of the proper-
ty, the substance and date of the Director’s decision, 
and notice of the right to appeal such decision pur-
suant to Section 12.4.4.  

 

C. Use-by-Right and Special Review Use 
Combinations 

An application for a Development Project contain-
ing both Uses-by-Right and Special Review Uses 
shall be subject to the applicable Type 2 Zoning 
Permit Process described in Section 12.3.3.B. 

D.  Changes in Use 

Changes in the use of an existing Building on an 
existing Lot to a Use-by-Right when a Building 
permit is not required shall be processed in accord-
ance with the Review Timelines for a Type 1 Zoning 
Permit. 

E.  Other Allowed Processes 

In lieu of the procedures set forth herein for plans 
with Uses-by-Right and Special Review Uses, an 
Applicant may elect to rezone its property out of the 
GDP and to another planned unit development or 
other zoning designation permitted under the Munic-
ipal Code.  In such event, the Applicant shall com-
ply with all applicable submittal and processing re-
quirements of the Municipal Code therefor.  Not-
withstanding that any parcel of property is rezoned 
out of the GDP and is then subject to another devel-
opment procedure permitted by the Municipal Code, 
any such project shall be subject to the Performance 
Standards of the GDP and the development applica-
tion therefor shall be accompanied by a letter of rec-
ommendation from the Centerra DRC and a copy of 
the documents reviewed by the Centerra DRC. 
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F.   Final Execution of Documents 

The City shall execute all final documents and sub-
mit for recording, as applicable, within fourteen (14) 
days of receipt by the City of such documents 
properly executed by all necessary parties except the 
City, provided that all other applicable City re-
quirements have been met. 

12.3.4   Subdivision Plats 

A.   Administrative Review 

1.  All applications for subdivision plats (including 
applications for Minor Subdivisions, Preliminary 
Plats, Final Plats and combined Preliminary Plats 
and Final Plats) shall be administratively reviewed 
and a decision made thereon by the Director.  Public 
hearings before the Planning Commission or the 
City Council are not required for any subdivision 
plat unless otherwise required by State statute, or by 
a Special Condition of this GDP or in event that the 
administrative decision on the subdivision plat is 
appealed as provided herein. 

2.  An application for a subdivision plat that is not 
accompanied by an application for a Development 
Project shall be subject to the Review Timeline 
therefor.   

3.  The Review Timelines for subdivision plats have 
separate requirements for:   

(i)  a Boundary Line Adjustment or lot merger;  

(ii) a Minor Subdivision plat; 

(iii) a Major Subdivision plat consisting of a 
Preliminary Plat followed by Final Plat; and 

(iv) a Major Subdivision plat consisting of a 
combined Preliminary Plat and Final Plat. 

4.  If an application for a subdivision plat is ac-
companied by an application for a Development 

Project containing Uses-by-Right and/or Special 
Review Uses, the applicable Review Timelines de-
scribed in Section 12.3.3 shall apply. 

5. An application for a Major Subdivision plat 
shall be preceded by a conceptual review team meet-
ing, however, an application for a subdivision plat 
shall not require a Development Review Team 
Meeting or its equivalent, unless the Applicant or 
the Director determines that a Development Review 
Team Meeting is necessary considering the size or 
complexity of the project. 

6. An application for a Major Subdivision plat 
consisting of either a Preliminary Plat or a combined 
Preliminary Plat and Final Plat shall be accompa-
nied with a listing of the names and addresses of the 
owners as set forth in Section 12.3.7.A.1 and a list-
ing of the names and addresses of the owners of all 
easements on the property proposed for develop-
ment as evidenced by an ownership and encum-
brance report provided by the Applicant.  All such 
owners and all current members of the Planning 
Commission and City Council shall be mailed writ-
ten notice by the Current Planning Division of the 
Director’s administrative decision on such applica-
tion within five (5) days of such decision, which 
notice shall include the name of the Development 
Project and the location of the property, the sub-
stance and date of the Director’s decision, and no-
tice of the right to appeal such decision pursuant to 
Section 12.4.3.A.  

B.  Replats 

In the event a subdivision plat is submitted in which 
the desired Development Project does not include all 
of the property within a legal parcel, the remaining 
property which is not then being developed shall be 
shown as an Outlot on the subdivision plat which 
shall require replatting prior to City approval of any 
Development Project within such Outlot.  If an Out-
lot is replatted as a Minor Subdivision, it shall not 
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be subject to any waiting period set forth in the Mu-
nicipal Code.  Lots and Tracts also shall not be sub-
ject to any such waiting period provided that the 
Director determines, in his or her sole discretion, 
that the replat of a Lot or Tract through a Minor 
Subdivision process would not contravene the pur-
poses of the City’s subdivision requirements or 
would not be contrary to the best interests of the 
City. 

C.  Final Execution of Documents 

The City shall execute the plat mylars and any other 
final documents and submit for recording, as appli-
cable, within fourteen (14) days of receipt by the 
City of such documents properly executed by all 
necessary parties except the City, provided that all 
other applicable City requirements have been met. 

12.3.5  Building Permits 

Notwithstanding the timeframes for the submittal, 
processing and issuance of building permits (exclud-
ing grading permits) contained in the Review Time-
lines, the following requirements shall apply: 

A.  Applications for nonresidential building per-
mits may only be submitted concurrently with a re-
submittal of a subdivision plat application or after 
approval and recordation of the Final Plat. 

B.  Applications for residential building permits 
will only be accepted by the City for processing af-
ter approval and recordation of the Final Plat.  

C.  Building permits shall only be issued after the 
installation of adequate infrastructure improvements 
to be determined in the discretion of the Director in 
accordance with General Condition No. 9 and the 
requirements of the Municipal Code (currently Sec-
tions 16.40.010.A and B) which are not in conflict 
therewith. 

12.3.6  Review Timelines 

A.  The Review Timelines will be approved, and 
may be modified, administratively by the Director 
upon the agreement of the Developer without 
amending the GDP. 

B.  The City shall use its best efforts to limit the 
review period for Development Projects within the 
GDP to the timeframes set forth on the approved 
Review Timelines, and the Applicant shall comply 
with the applicable Review Timelines.  

 B.  The Review Timelines are meant to be maxi-
mum limits and shall not be construed as limiting 
the ability of the City to process any application in a 
shorter period of time. 

C.  In the event the City determines that it cannot 
complete its written comments and make them 
available to the Applicant within the timeframes set 
forth in the Review Timelines, it may retain a con-
sultant to perform the necessary project review with-
in such required timeframe.  The City may require 
that the Applicant pay the cost of such consultant, 
provided that such payment is consistent with the 
City’s then-existing general policy for payment of 
outside consultants by developers. 

D.  Notwithstanding the commitment of the City 
and the Applicant to comply with the Review Time-
lines, such timeframes may be extended in any of 
the following circumstances: 

1.  The City Manager determines that there are 
circumstances which justify an extension of 
time for the City staff’s review of a Develop-
ment Project, in which case a written notice 
shall be provided to the Applicant stating the ex-
tended period of time deemed necessary by the 
City for completion of its review; or 

2. The Applicant fails to resubmit its Develop-
ment Project within the timeframes set forth in 
the Review Timelines resulting in a reschedul-
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ing by the Director of the subsequent review and 
resubmittal timeframes.  The Director shall use 
his best efforts to reschedule the timeframes for 
the application to the earliest possible dates 
which are next available in accordance with the 
remainder of the applicable Review Timeline.  

E.  In the event that the City adopts amendments to 
the procedural requirements of the Municipal Code 
or otherwise approves a more streamlined review 
process for the GDP which effectively shortens the 
Review Timelines for one or more types of Devel-
opment Projects, the Developer may submit an 
amendment to the Regulatory Procedures which 
would permit such new process to be an alternative 
permitted process under the Regulatory Procedures.  
Such amendment may be administratively approved 
by the Director in his discretion to apply either to a 
particular Development Project or to all future De-
velopment Projects within the GDP of a similar 
type. 

12.3.7  Public Notice Requirements 

A. At least fifteen (15) days prior to any hearing 
required by these Regulatory Procedures, pub-
lic notification shall be given of the date, time 
and place of the hearing, the nature of the mat-
ter to be considered at the hearing, a descrip-
tion of any property directly affected by the 
subject matter of the hearing and the telephone 
number of the City’s Current Planning De-
partment, as follows: 

1.  The Applicant shall provide the City with a 
listing of the names and addresses of all owners 
of record of:  (i) the property proposed for de-
velopment; and (ii) all properties that fall whol-
ly or partially within the areas set forth in sub-
paragraph A.3 of this section.  The names and 
addresses required under (i) above shall include 
fee simple owners as evidenced by an ownership 
report provided by the Applicant.  The names 

and addresses required under (ii) above shall be 
as they appear on the latest Larimer County 
Records; 

2.  The City shall publish the required notice in 
the City’s newspaper of record and mail notice 
to the Applicant and the owners of record of the 
property proposed for development; 

3.  The Applicant shall send by first class mail 
written notice to all surface owners of record of 
all properties located within the following areas:  
(i) within a 1000-foot radius of the boundaries 
of the proposed Development Project if the pro-
ject includes more than 50 acres; (ii) within a 
750-foot radius of the boundaries of the pro-
posed Development Project if the project in-
cludes 20 or more acres but no greater than 50 
acres, or (iii) within a 500-foot radius of the 
boundaries of the proposed Development Pro-
ject if the project includes less than 20 acres; 
and 

4. The Applicant shall post a sign or signs (with 
the content approved by the City) on the proper-
ty which is the subject of the hearing in a loca-
tion that is readily visible from each public 
street or highway adjoining the property.  

Prior to the public hearing, the Applicant shall pro-
vide the City with an affidavit certifying that the 
Applicant’s requirements of this Section 12.3.7.A 
have been met.  Failure to provide the required affi-
davit or evidence of a defective mailing list or post-
ing will result in termination of project review until 
proper notice is provided. 

The public notice requirements of this Section 
12.3.7.A shall not be applicable to “initial public 
hearings” before the Planning Commission for the 
limited purpose of hearing objections of mineral 
estate owners pursuant to any Special Conditions of 
this GDP, which shall be noticed in accordance with 
Section 12.3.8 hereof. 
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B.  At least ten (10) days prior to any neighborhood 
meeting required by these Regulatory Procedures, 
the Applicant shall give written notice by first class 
mail to all owners of all properties that fall wholly 
or partially within the applicable area set forth in 
Section 12.3.7.A.1.  The notice shall include the 
date, time and place of the neighborhood meeting, a 
description of any property directly affected by the 
subject matter of the neighborhood meeting and a 
telephone number of the City’s Current Planning 
Department. The Applicant shall provide the City 
with an affidavit certifying that the Applicant con-
ducted the neighborhood meeting and that the re-
quirements of this Section 12.3.7.B were met.  Fail-
ure to provide the required affidavit or evidence of a 
defective mailing list will result in termination of 
project review until proper notice is provided and 
the neighborhood meeting is conducted. 

C.  Public notice of the Director’s administrative 
decision of a Preliminary or a combined Preliminary 
Final Plat shall be in accordance with Section 12.3.4 
A 6. 

12.3.8  Mineral Estate Owner Notification 

The notification of mineral estate owners shall be 
given in accordance with the requirements of C.R.S. 
§24-65.5-101 et seq., as amended. 

12.4  APPEALS 

12.4.1 Performance Standard Varia-
tions/Exceptions to Development Conti-
guity Requirements/Uses-by-Right sub-
ject to an Administrative Re-
view/Boundary Line Adjustments/Lot 
Mergers/Minor Subdivision Plats/Final 
Plats/Minor Amendments 

A.  Third party Appeals are not permitted with re-
gard to the Director’s administrative decision on an 

application for a Variation of the Performance 
Standards, an exception to the development contigu-
ity requirements, a Development Project containing 
a Use-by-Right subject to Administrative Review, a 
Boundary Line Adjustment, a lot merger, a Minor 
Subdivision plat or a Final Plat or a Minor Amend-
ment.  

B.  In the event, however, that the Director denies 
any such application, or approves any such applica-
tion with conditions that are not acceptable to the 
Applicant, the Applicant shall have the limited right 
to Appeal the Director’s decision to the Planning 
Commission.  The only grounds for Appeal shall be 
(i) that the Director did not have competent evi-
dence to support his or her decision, or (ii) that the 
Director did not properly interpret or apply the ap-
plicable review standards.  The Appeal shall state 
the grounds upon which the Applicant is relying and 
the specific facts that support such grounds. 

C.  Appeals of an administrative decision of the 
Director shall be filed in writing with the Current 
Planning Division within ten (10) days of the mail-
ing of the Director’s decision.  The Planning Com-
mission shall hold a hearing on the Appeal within 
thirty (30) days of the filing of the Appeal and shall 
either reverse, modify or uphold the Director’s deci-
sion.  The hearing before the Planning Commission 
shall be de novo (i.e. a new hearing in which the 
Planning Commission is entitled to hear and consid-
er new evidence and testimony).  Written notice of 
the hearing shall be given to the Applicant at least 
fifteen (15) days before the hearing.  The Director 
may adopt supplementary administrative procedures 
for such Appeals which are not in conflict or incon-
sistent with these provisions.  The decision of the 
Planning Commission shall be final unless it is ap-
pealed in writing by the Applicant to the City Coun-
cil as provided in Paragraph D. below. 
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D.  Appeals of a decision of the Planning Commis-
sion shall be filed in writing with the Current Plan-
ning Division within ten (10) days of the Planning 
Commission’s decision.  The City Council shall 
hold a hearing on the Appeal within thirty (30) days 
after the Planning Commission’s decision.  The 
hearing before the City Council shall be on the rec-
ord, i.e. limited to evidence which was before the 
Planning Commission at the time its decision was 
made.  Written notice of the hearing shall be given 
to the Applicant at least fifteen (15) days before the 
hearing and the City Council shall either reverse, 
modify or uphold the decision of the Planning 
Commission.   

12.4.2   Public Review 

A decision of the Planning Commission pursuant to 
Section 12.3.3.A.2(a) may be appealed to the City 
Council by the Applicant, any owner of property 
located within the area subject to the notification 
requirements of Section 12.3.7.A, or three or more 
members of the City Council.  The process for any 
such Appeal shall be the process described in Sec-
tion 12.4.1.D, except that public notice of the hear-
ing shall be given in accordance with the require-
ments of Section 12.3.7.A.  

12.4.3  Preliminary Plats/Combined Prelimi-
nary and Final Plats 

A.  The administrative decision of the Director on 
an application for a Preliminary Plat or a combined 
Preliminary Plat and Final Plat may be appealed to 
the Planning Commission by the Applicant, any 
owner of property located within the area subject to 
the notification requirements of Section 12.3.7.A, 
three or more Planning Commission members or 
three or more members of the City Council.  The 
process for any such Appeal shall be the process 
described in Section 12.4.1.C, except that public 
notice of the Appeal hearing shall be given in ac-

cordance with the requirements of Section 12.3.7.A 
and, in addition, the Applicant shall provide such 
notice of the Appeal hearing to the list of easement 
owners described in Section 12.3.4.A.6. 

B.  A decision of the Planning Commission pursu-
ant to Section 12.4.3.A may be appealed to the City 
Council by the Applicant, any owner of property 
located within the area subject to the notification 
requirements of Section 12.3.7.A, or three or more 
members of the City Council.  The process for any 
such Appeal shall be the process described in at Sec-
tion 12.4.1.D, except that public notice of the hear-
ing shall be given in accordance with the require-
ments of Section 12.3.7.A and, in addition, the Ap-
plicant shall provide such notice of the Appeal hear-
ing to the list of easement owners described in Sec-
tion 12.3.4.A.6. 

12.4.4 Special Review Use Approvals 

The administrative decision on a Type 2 Zoning 
Permit may be appealed to the Planning Commis-
sion by the Applicant, any owner of property located 
within the area subject to the notification require-
ments of Section 12.3.7.A, any person that appeared 
at the neighborhood meeting, three or more Planning 
Commission members or three or more members of 
the City Council.  The process for any such Appeal 
shall be the process described herein at Section 
12.4.1.C and 12.4.1.D., except that public notice of 
the hearing shall be given in accordance with the 
requirements of Section 12.3.7.A. 

A decision of the Planning Commission on a Type 3 
Zoning Permit may be appealed to the City Council 
by the Applicant, any owner of property located 
within the area subject to the notification require-
ments of Section 12.3.7.A, any person that appeared 
at the neighborhood meeting or three or more mem-
bers of the City Council.  The process for any such 
Appeal shall be the process described herein at Sec-
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tion 12.4.1.D, except that public notice of the hear-
ing shall be given in accordance with the require-
ments of Section 12.3.7.A. 

12.5  AMENDMENTS 

12.5.1  Amendments to the GDP 

A. Consent to Amendments 

The Controlling Documents shall, in accordance 
with the terms of the Restated Agreement, only be 
amended or terminated by the City with the consent 
in writing of the Developer, or any affiliated entity 
in which the Developer has a majority interest, and 
those third parties, if any, to whom the Developer 
has specifically granted, in writing, the right to ap-
prove such amendment or termination.   

B. Major Amendments 

For purposes of these Regulatory Procedures, any of 
the following amendments to this GDP constitute a 
Major Amendment: (a) permit a use not identified in 
a GDP Parcel or Subparcel as a Use-by-Right, a 
Special Review Use, or a use approved by the Direc-
tor pursuant to Section 12.3.2.B of the Regulatory 
Procedures; (b) decrease the amount of commonly-
owned, but not dedicated, open space within the 
GDP by more than ten percent (10%); (c) change 
any requirement for the payment of money or the 
dedication of land or other property rights to the 
City or the public; (d) materially relocate any public 
facility or improvement; (e) increase residential 
density by more than five percent (5%) in any GDP 
Parcel; and (f) increase nonresidential Building 
square footage by more than five percent (5%) in 
any GDP parcel (“Major Amendment”).  A Major 
Amendment shall be subject to review and approval 
by the Planning Commission and City Council in 
accordance with the applicable section of the Mu-
nicipal Code [currently Section 18.41.050.D(11)], 
except that public notice of the hearings and  neigh-

borhood meeting shall be given in accordance with 
the requirements of Section 12.3.7.A and B.  For 
Major Amendments that directly affect less than the 
entire GDP, the public notice requirement shall be 
specific to the Parcels or Subparcels of the GDP 
affected by the Major Amendment as determined by 
the Director in his or her reasonable discretion. 

C. Minor Amendments 

Minor amendments are any amendments to this 
GDP which do not meet the definition of a Major 
Amendment described in Section 12.5.1.B above 
(“Minor Amendments”).  Minor Amendments shall 
be administratively reviewed and a final decision 
made thereon by the Director without requiring the 
approval by the Planning Commission or the City 
Council. 

12.5.2 Amendments to Approved Plans or Sub-
division Plats 

A. Uses-by-Right 

Proposed amendments to a Development Project 
containing a Use-by-Right for which a building 
permit has been issued shall be reviewed in accord-
ance with the same process by which the Develop-
ment Project was approved.  In the event, however, 
that the amendment proposes a use set forth in Sec-
tion 12.3.3.A.2, the proposed amendment shall be 
subject to the Public Review process set forth there-
in. 

B.  Special Review Uses 

Proposed modifications to an approved Type 2 Zon-
ing Permit or Type 3 Zoning Permit shall be re-
viewed in accordance with the applicable section of 
the Municipal Code (currently Section 18.40.050.A 
or Section 18.40.050.B), except that public notice of 
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any required hearing shall be given in accordance 
with Section 12.3.7.A. 

C.  Subdivisions Plats 

Proposed modifications or amendments to an ap-
proved Preliminary Plat, Final Plat or Minor Subdi-
vision plat shall be processed in accordance with the 
same process by which the plat was approved. 
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SECTION 13 

TERMS AND DEFINITIONS 

Note 1: Definitions not included in this Section 13 
or in the Restated Agreement, shall be in accord-
ance with the Municipal Code, unless said defini-
tions are in conflict or inconsistent with the pro-
visions of the GDP and/or the Restated Agree-
ment.   

Note 2:  The words and phrases in this Section 
13, when used in the GDP, shall have the mean-
ings set forth in this section, except where the 
context indicates otherwise. 

 “Accessory Building” or “Accessory Use" means a 
structure or use on a parcel that is secondary in na-
ture to the Primary Structure or use, for example, a 
detached garage next to a residence or the retail 
sales of promotional clothing in conjunction with an 
eating and drinking establishment or public parking 
lots, pump stations, meter stations, maintenance fa-
cilities and landscape compounds, etc., together with 
the related primary uses.  Indoor accessory uses are 
those uses (i.e. cafeteria, office) that occupy 10 per-
cent or less of the gross square footage of the struc-
ture.  If an indoor use occupies more than 10 percent 
of the gross square footage of the structure it shall 
be evaluated separate from the Primary Use for 
parking and other amenities. 

“ACF Regulations” means the provisions of the 
Municipal Code relating to adequate community 
facilities as now existing in Chapter 16.41 and 
which are found at Exhibit A of the Restated 
Agreement.  

“Administrative Review” means the approved pro-
cesses for the review of Development Projects for 

Uses-by-Right as defined in Section 12.2.2A.1 of 
the Regulatory Procedures. 

“Adult Day/Respite Care Facilities” means nonresi-
dential facilities providing for the care, supervision, 
protection and social activities of persons over 
eighteen (18+) years of age during normal daytime 
working hours and allowing overnight stay on a 
short-term basis as a subordinate function. 

“Agricultural Activity” or “Agriculture” means 
farming, including plowing, tillage, cropping, instal-
lation of best management practices, seeding, culti-
vating or harvesting for the production of food or 
fiber products (except commercial logging and tim-
ber harvesting operations); the grazing or raising of 
livestock (except in feedlots); aquaculture; sod pro-
duction; orchards; Christmas tree plantations; nurse-
ries; and the cultivation of products as part of a rec-
ognized commercial enterprise provided such activi-
ties do not include a retail component. 

“Airport” means the Fort Collins-Loveland Munici-
pal Airport. 

“Airport Influence Area” means those areas depicted 
on the maps in Section 11 of the GDP, which areas 
are within the Airport Influence Area of the Airport 
depicted on Figure 4.6.C. of the City of Loveland 
Comprehensive Master Plan dated October 18, 1994 
as amended on February 18, 2003, which was the 
latest amendment thereto at the time the Restated 
Agreement was approved.  The boundaries of the 
Airport Influence Area depicted on the maps in Sec-
tion 11 of the GDP were approved by the Restated 
Agreement effective July 11, 2006 and such bounda-
ries serve as the basis for Special Conditions appli-
cable to certain GDP parcels or Subparcels because 
of their proximity to the Airport. 
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“Airport Lines” mean the noise contours and the 
boundaries of the runway protection zone and criti-
cal zone approved by the FAA in the 2006 Master 
Plan Update for the Airport and depicted on the 
maps in Section 11 of the GDP, but specifically do 
not include the boundaries of the Airport Influence 
Area.  The Airport Lines shall be applicable to all 
parcels and Subparcels of the GDP. 

“Airport Master Plan” means the May, 1993 Airport 
Master Plan Update for the Airport. 

“Alley” means a minor way used primarily for ve-
hicular service access to the back or side of proper-
ties abutting on a street, or in some cases properties 
fronting on an open space area with a connecting 
walkway. 

“Alzheimers Facilities” means residential facilities 
specifically designed to care for people with demen-
tia. 

"Ancillary Dwelling Unit" means a Dwelling Unit 
located on the same Lot, either attached or detached, 
with another Single Family Attached Dwelling or 
Single Family Detached Dwelling, and in common 
ownership with the Primary Use or residence on the 
Lot.  Ancillary Dwelling Units shall contain more 
that 1050 square feet. 

“Animal Clinic Small Indoor Use” means any facili-
ty maintained by or for the uses of a licensed veteri-
narian in the diagnosis, treatment or prevention of 
animal diseases wherein the animals are limited to 
dogs, cats, or other comparable household pets and 
wherein the overnight care of said animals is prohib-
ited except when necessary in the medical treatment 
of the animal. 

“Animal Clinic Small Outdoor Use” means any fa-
cility, with an enclosed fenced outdoor area for use 
by the animals adjoining the facility, maintained by 
or for the uses of a licensed veterinarian in the diag-
nosis, treatment or prevention of animal diseases 
wherein the animals are limited to dogs, cats, or oth-
er comparable household pets and wherein the over-
night care of said animals is prohibited except when 
necessary in the medical treatment of the animal. 

"Antenna" means any exterior apparatus or apparat-
uses designed for telephonic, radio, data, Internet or 
television communications through the sending 
and/or receiving of electromagnetic waves including 
equipment attached to a tower or building for the 
purpose of providing personal wireless services in-
cluding, for example, "cellular," "enhanced special-
ized mobile radio" and "personal communications 
services" telecommunications services, and its at-
tendant base station. For purposes of this chapter, 
the term "antenna" shall not include an antenna used 
by an amateur radio operator or "ham" operator, nor 
an exterior antenna or satellite dish used for the pri-
vate or non-commercial reception of television or 
radio signals.  

"Appeal" means a request for a review of an admin-
istrative decision of the Director or a decision of the 
Planning Commission.  Appeal procedures are out-
lined in the Regulatory Procedures. 

"Applicant" means the owner of a building site or an 
owner's authorized representative for the purpose of 
making application for approval of a Development 
Project to the Centerra DRC or the City.  

“Architectural Articulation” means a manner of 
joining walls that makes the united parts clear dis-
tinct and precise in relation to each other.  This may 
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include recesses, projections, and other elements 
that produce undulations designed to discourage flat 
planes. 

 “Assisted Living Facilities” means residences for 
seniors that provide a range of services including 
room, board and at least the following: personal ser-
vices, protective oversight, social care and regular 
supervision available on a 24-hour basis. 

“Auto Dealership” means an establishment primari-
ly engaged in the sale, rental, service, repair, storage 
or salvage of automobiles and trucks. 

“Avigation Easement” means the conveyance of a 
specified property interest in the airspace over real 
property in the form set forth as Attachment No. 1 to 
Appendix 3-1 and Appendix 4-1 of the GDP. 

“Bay” or “Building Bay” means a wall plane projec-
tion or recess that forms an articulated wall surface 
on a building elevation, and that can be formed by 
pilasters, columns or other vertical elements such as 
a group of windows. Building Bay does not mean a 
service bay for autos or trucks and does not mean a 
bay window. 

"Bed and Breakfast Establishments" means lodging 
facilities, typically restricted to 3-8 rooms, with the 
proprietor residing on the premises. 

“Boarding Houses or Rooming Houses” means a 
Building or portion thereof which is used to accom-
modate, for compensation, three or more boarders or 
roomers, not including members of the occupant'’ 
immediate family who might be occupying such 
Building. 

"Boundary Line Adjustment" means the relocation 
or adjustment of a Lot line, which meets the appli-
cable requirements of the GDP and the Municipal 
Code.  

“Building” means any permanent structure built for 
the shelter or enclosure of persons, animals, chattels 
or property of any kind and includes both the main 
portion of a structure built for permanent use, as 
well as all projections and extensions thereof. Such 
projections and extensions include, but are not lim-
ited to, garages, outside platforms and docks, car-
ports, canopies, enclosed malls, and porches.  Build-
ings have the following characteristics: 

• Is permanently affixed to the land; 

• Has one (1) or more floors and a roof; and 

• Is bounded by either open space or the Lot lines 
of a Lot. 

“Building Code” means the International Building 
Code as adopted by the City pursuant to Chapter 
15.08 of the Municipal Code and any amendments 
thereto. 

"Building Coverage" means the actual "footprint" of 
all buildings on the Lot at grade or at plaza level. 
Building Coverage is measured to the exterior faces 
of building walls. Lot areas covered by plazas, pe-
destrian malls, and/or landscaping shall not consti-
tute Building Coverage. Similarly, building area sit-
uated over plazas, pedestrian malls, or landscaping 
shall constitute Building Coverage. 

“Building Frontage” means that side of a Building 
that faces and is parallel to or most nearly parallel to 
a public or private street. The length of the frontage 
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is determined by measuring along the outside walls 
of the Building. 

 “Building Height”.  When measured in feet, Build-
ing Height refers to the vertical distance between the 
average finished grade at the base of the building or 
structure (see below) and: 1) the highest point of the 
coping of a flat roof; 2) the deck line of a mansard 
roof; or 3) the average height level between the 
eaves and ridge line of a gable, hip or gambrel roof, 
or the highest point of a curved roof.  In the case of 
fences or walls, Building Height shall be measured 
on the side with the least vertical exposure above 
finished grade to the top of the fence or wall.  For 
the purpose of this definition “ground surface” shall 
include sidewalks, and “finished grade” as a point of 
measure shall mean either of the following, which-
ever yields a greater height of building or structure. 

• The elevation of the highest ground surface 
within a five foot horizontal distance from the 
exterior wall of the Building, when there is less 
than a ten foot difference between the highest 
and lowest ground surface within a five foot 
horizontal distance from said wall. 

• An elevation ten feet higher than the lowest 
ground surface within a five foot horizontal dis-
tance from the exterior wall of the Building, 
when there is greater than a ten foot difference 
between the highest and lowest ground surface 
within a five foot horizontal distance from said 
wall. 

The following structures and features shall not be 
considered when calculating Building Height meas-
ured in feet under this definition: 

• Chimneys, smokestacks or flues that cover no 
more than five percent of the horizontal surface 
area of the roof; 

• Cooling towers and ventilators that cover no 
more than five percent of the horizontal surface 
area of the roof; 

• Elevator bulkheads and stairway enclosures; 

• Fire towers; 

• Utility poles and support structures; 

• Belfries, spires and steeples; 

• Monuments and ornamental towers. 

• The upper story of a building, if the floor area of 
that story does not exceed 20% of the area of the 
Building footprint, may exceed the otherwise 
required Building Height by up to 15’. 

“Business Park Uses” means that list of specific us-
es set forth at Section 1.3.8 of the GDP. 

“Call Center” means a central place where customer 
and other telephone calls are handled by an organi-
zation, usually with some amount of computer au-
tomation. Typically, a call center has the ability to 
handle a considerable volume of calls at the same 
time, to screen calls and forward them to someone 
qualified to handle them, and to log calls. Call Cen-
ters are used by mail-order catalog organizations, 
telemarketing companies, computer product help 
desks, and any large organization that uses the tele-
phone to sell or service products and services.  

 “CDOT” means the Colorado Department of 
Transportation. 

“CEF” means those capital expansion fees imposed 
on development by the City for the purpose of fund-
ing growth-related capital costs pursuant to the Mu-
nicipal Code. 
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"Center" in a MUN refers to an activity node that 
typically serves as a focal point or community gath-
ering site, and may take the form of a park, village 
green, plaza, garden, or an Urban Character Village 
as described in Section 9.5.9. See MUN. 

“Centerra DRC” means the Centerra Design Review 
Committee, a private committee created for the pur-
pose, among others, of evaluating Development Pro-
jects within the GDP, for compliance with the GDP 
and the private design standards adopted by the Cen-
terra DRC. 

"City" means the city of Loveland, Colorado, or the 
area within the territorial limits of the city of Love-
land, Colorado.   

“City Attorney” means the city attorney appointed 
by the City Council or that person’s designee. 

 “City Council” means the body constituting the city 
council of the City.  

"City Engineer" means the engineering manager of 
the City’s Department of Public Works or that per-
son's designee. 

“City Manager” means the duly appointed manager 
of the City or that person’s designee. 

“Clubs and Lodges” means organizations of persons 
for special purposes or for the promulgation of 
sports, arts, literature, politics, or other common 
goals, interests or activities, characterized by mem-
bership qualifications, dues or regular meetings, ex-
cluding clubs operated for profit and/or places of 
worship or assembly. 

"Co-Housing" shall mean a residential area, to be 
owned partially or completely as a cooperative by 
the residents, designed as a cohesive unit with 
shared common facilities. 

"Common Areas" means that real property, if any, 
shown on any present or subsequently recorded plat 
of the property or buildings that are intended to be 
devoted to the common use and enjoyment of the 
owners and occupants of the GDP.  Such common 
areas may include, but are not limited to, private 
access easements, utility easements, drainage ease-
ments, open space, private drives, lawns, sidewalks, 
landscaping, exercise paths, street furniture, green 
belt structures, and recreational and athletic facili-
ties.  

“Community Facilities" means public, private, or 
private nonprofit facilities which are primarily in-
tended to serve the recreational, educational, cultur-
al or entertainment needs of a neighborhood or the 
community as a whole, and/or capital improvements 
including, but not limited to facilities for providing 
necessary urban services.  The term Community Fa-
cilities shall include community parks, schools and 
golf courses and may also include neighborhood 
parks, trails, natural areas, environmental centers, 
open spaces, wetlands or similar types of uses. 

“Compatible” means harmonious or visually pleas-
ing with another object. Compatible does not mean 
the same, matching or equal. 

“Complete Application” means and refers to an ap-
plication for a Development Project which complies 
with the requirements of Section 12.3.2. 
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“Conference / Convention Center” means a facility 
used for business or professional conferences and 
seminars, often with accommodations for sleeping, 
eating and recreation.  

“Congregate Care Facilities” means facilities for 
seniors that combine private living quarters with 
centralized dining services, shared living spaces, and 
access to social and recreational activities. Many 
congregate care facilities offer transportation ser-
vices, personal care services, rehabilitative services, 
spiritual programs, and other support services. 

“Congregate Care Housing Developments” means 
multiple-unit housing buildings (private rooms or 
full apartments) for seniors that integrate private 
living units with the availability of optional congre-
gate meals, socialization activities, and a range of 
non-health-related supportive assistance such as 
housekeeping, counseling and transportation. 

“Context Diagram” means a map or plan accompa-
nying a proposed Development Project that illus-
trates the existing and proposed development sur-
rounding the proposed Development Project as de-
scribed in Sections 6 and 9 of the GDP.  

“Continuing Care Retirement Communities” means 
multiple-living style complexes for seniors that in-
clude independent living units (apartments and/or 
cottages), social activities, congregate meals, sup-
portive assistance and personal care on one campus.  
Assisted Living Facilities and Nursing Care Facili-
ties may also be included within the same campus. 

“Controlling Documents” means collectively the 
Restated Agreement and the GDP, including, but not 

limited to, the Special Conditions, the General Con-
ditions and the Performance Standards. 

“Convenience Store” means a retail establishment 
whose principal business is the retail sale of gaso-
line and other petroleum products, as well as the 
accessory sales of food items and other consumable 
goods, and where the floor area devoted to the dis-
play and sales of non-petroleum products exceeds 
four hundred (400) square feet. 

"Corporate and Professional Offices " means single 
Building sites as well as "corporate campuses" con-
sisting of multiple Buildings for single and multi-
tenant office users with uses that include, but are not 
limited, to a mix of headquarters or branch offices, 
research and development facilities, laboratory facil-
ities and manufacturing and distribution facilities 
and Accessory Uses to theses facilities which may 
include, but are not limited to, cafeterias, delicates-
sens, private health clubs and day care facilities.  

"County" means the County of Larimer, Colorado.  

 “Current Planning Manager” means the manager of 
the City’s Current Planning Division or that per-
son’s designee. 

“Days” shall mean calendar days unless otherwise 
specifically noted. 

"Density" is a measure of the intensity of develop-
ment in terms of the number of dwelling units per 
acre of land.  

“Developer” means McWhinney Real Estate Ser-
vices, Inc., a Colorado corporation. 
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"Development" means any man made change to im-
proved or unimproved real estate, including but not 
limited to, construction of Buildings and other struc-
tures, mining, dredging, filling, grading, paving, ex-
cavation and drilling operations. 

“Development Project” means and refers to any ap-
plication for development within the GDP including, 
but not limited to, applications for building permits, 
changes of use, Type 1 Zoning Permits, Type 2 Zon-
ing Permits, Site Development Plans, Sign Permits, 
plans containing Uses-by-Right or Special Review 
Uses, Boundary Line Adjustments, lot mergers, Mi-
nor Subdivision plats, combined Preliminary Plats 
and Final Plats and Final Plats. 

"Director" means the City’s Director of Develop-
ment Services or that person's designee.  

"Double Frontage Lot" means any lot which abuts 
two or more streets other than a corner lot, which 
abuts two intersecting streets.  

"Duplex” – See definition for Single Family At-
tached Dwelling. 

“Dwelling Unit” means one or more rooms, includ-
ing kitchen facilities or kitchen area (kitchen does 
not need to be a separate room but will include, at a 
minimum, a sink, stove and refrigerator), and at least 
one bathroom, designed, occupied or intended for 
occupancy as separate quarters for the use of a fami-
ly for living, cooking and sanitary purposes, located 
in a Single Family Detached Dwelling, Single Fami-
ly Attached Dwelling, Patio Home/Zero Lot Line 
Home or Multi-Family Dwelling, Live/Work Struc-
ture or mixed use building.  The term Dwelling Unit 
shall not include Hotels, Motels, tents or other struc-

tures designed or used primarily for temporary oc-
cupancy. Any Dwelling Unit except Ancillary 
Dwelling Units shall be deemed to be the Principal 
Use or building. 

“Edges” in a MUN means the elements that define 
the perceived limits of the larger neighborhood.  
Edges may be formed by perimeter arterial land-
scape treatment, lakefront areas, storm drainage fa-
cilities, certain collector (or other) streets, and/or 
Open Space corridors.  Strategically placed public 
uses such as parks and school sites may function as 
both centers and edges.  Edges between adjacent 
residential neighborhoods need not be rigidly de-
fined.  See MUN. 

Employees” means the total number of persons rea-
sonably anticipated to be employed in a Building or 
on land during normal periods of use. This includes 
employees having overlapping work shifts. 

“Entertainment Facilities and Theaters” means a 
Building, Buildings or parts thereof devoted to 
showing motion pictures or dramatic, musical or live 
performances. 

“Environmental Entities” means and includes the 
HPF and the HPEC. 

“Environmentally Sensitive Area” or “Environmen-
tally Sensitive Areas” means and refers to those are-
as identified in the Environmentally Sensitive Areas 
Reports applicable to the Subparcels of the GDP. 

“Environmentally Sensitive Areas Report” or 
“ESAR” means and refers to a report prepared by a 
qualified biologist, which identifies Environmental-
ly Sensitive Areas within a property and recom-
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mends mitigation measures for development purpos-
es.  ESAR’s applicable to the Subparcels of the 
GDP are listed in Sections 2 through 5.  A copy of 
each ESAR is included in Section 14.   

"Extended Stay Housing" means Dwelling Units 
intended to be rented/leased for periods of up to six 
months. 

“Extent Feasible” or “Extent Practicable” or “Extent 
Possible” means that, under the circumstances, rea-
sonable efforts have been undertaken to comply 
with the standards, that the costs of compliance 
clearly outweigh the potential benefits to the public 
or would unreasonably burden the proposed project, 
and reasonable steps have been undertaken to mini-
mize potential harm or adverse impacts resulting 
from noncompliance with the standard. 

“FAA” means the Federal Aviation Administration. 

“FHWA” means the Federal Highway Administra-
tion. 

"Final Plat" means the plat of certain described land 
prepared in accordance with the requirements of the 
Municipal Code, as an instrument for recording real 
estate interests in the Larimer County Records. The 
final plat shall serve as the "plat" for purposes of 
C.R.S. § 31-23-215.  

“Flex Office/R&D/Industrial/Warehouse” means a 
Building where a portion of the Building area is de-
voted to office uses that support the principal indus-
trial, warehouse and/or R&D use, and/or a portion 
of the Building area devoted to inventory, fabrica-
tion, research or distribution. 

"Floor Area Ratio" or “FAR” means the gross floor 
area of all Buildings or structures on a Lot divided 
by the Lot area, expressed as a ratio.  

"Floor Area" means the gross area of the Building 
measured along the outside wall of the Building in-
cluding each floor level and interior balconies, but 
excluding garages and enclosed automobile parking 
areas; exterior unenclosed balconies; basements; 
and one half the area for storage and display area in 
commercial uses for hard goods.  

“Front Lot Line” means the property line dividing a 
Lot from a street except Lots bordered by more than 
one street or Lots that front an open space with a 
connecting walk.  On Lots bordered by more than 
one street, the building official shall determine the 
Front Lot Line requirements, subject to the follow-
ing limitations: 

• At least one Front Lot Line shall be established 
creating one front yard Setback as required gen-
erally in the GDP. 

• Any other yard area abutting on a street shall 
have a minimum corner Setback as required in 
the GDP. 

“General Condition” or “General Conditions” means 
and refers to those conditions of development which 
are applicable to all Development Projects within 
the GDP in accordance with the Controlling Docu-
ments and are which set forth in Appendix 1-1 to 
Section 1 of the GDP. 

“General Offices” means offices for professional 
use such as physicians, dentists, lawyers, architects, 
engineers, artists, musicians, designers, teachers, 
accountants, or others who through training are 
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qualified to perform services of a professional na-
ture and where no storage or sale of merchandise is 
conducted. 

“GDP” means the Millennium General Development 
Plan – Fifth Amendment and Restatement and all 
amendments thereto. 

“Grocery Store” means a retail establishment pri-
marily selling food, as well as other convenience 
and household goods. 

"Gross Acreage" means the total area within a par-
cel, typically measured to the centerline of adjacent 
streets, which includes any public dedications for 
parks, schools or other public use.  

"Gross Density" means the number of Dwelling 
Units per gross acre of land.  

“Group Homes / Group Care Facilities” means resi-
dences or facilities licensed by or operated by a 
governmental agency, and specifically including 
State licensed foster care homes, for the purpose of 
providing special care or rehabilitation due to home-
lessness, physical condition or illness, mental condi-
tion or illness, elderly age or social, behavioral or 
disciplinary problems, provided that authorized su-
pervisory personnel are present on the premises. 

“Health and Fitness Clubs” means organizations of 
persons for special purposes or for the promulgation 
of sports, fitness, recreation, arts, politics or other 
common goals, interests or activities, characterized 
by membership qualifications, dues or regular meet-
ings.  

“Heavy Commercial Uses” means those uses set 
forth in Section 1.3.4 of the GDP. 

“Heavy Industrial Uses” means those uses set forth 
in Section 1.3.7 of the GDP.   

“Heavy Manufacturing” means manufacturing that 
is engaged in the basic processing and manufactur-
ing of materials or products predominantly from 
extracted or raw materials, petrochemical and rubber 
refining, primary metal mining or similar uses. 

“HPEC” means the High Plains Environmental Cen-
ter, a Colorado nonprofit corporation, or any succes-
sor thereto. 

“HPF” means the High Plains Foundation, a Colora-
do nonprofit corporation, or any successor thereto. 

“Hotel” and “Motel” means a Building designed for 
temporary occupancy in which there are ten or more 
guest rooms and in which no provision is made for 
cooking in any individual room or suite. A motel or 
hotel room or suite which includes cooking facilities 
shall be considered a dwelling unit. 

“Housing Type” shall mean the various types of res-
idential development including, but not limited to, 
Single Family Attached Dwellings, Single Family 
Detached Dwellings, Townhomes, Condominiums, 
Patio Homes, Zero Lot Line Homes, Multi-Family 
Dwellings, apartments, Mixed Use Residential, 
Live/Work Structures, Co-Housing, Senior House of 
a Residential Nature and Extended Stay Housing. 

“I-25” means Interstate Highway No. 25. 
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"Immediate Neighborhood” means a cohesive sub-
area of a MUN which is typically comprised of one 
or two (or sometimes more) housing types, possibly 
with compatible supporting non-residential uses; 
have related architectural character; and are usually 
between eight and thirty acres in size.  See MUN. 

"Improvements" include, but are not limited to, any 
and all buildings, out-buildings, roads, driveways, 
parking areas, fences, screening walls, retaining 
walls, loading areas, signs, utilities, lawns, lighting, 
landscaping, and walkways, including all those lo-
cated on building sites and common areas, as well as 
any construction, work, or treatment done or applied 
to any of the property in connection therewith.  

“In-Line Retail” means attached retail stores. 

“Independent Living Communities” means commu-
nities for seniors that include Single-Family De-
tached Dwellings, Single-Family Attached Dwell-
ings, condominiums, and/or apartments where the 
residents maintain an independent lifestyle. 

“Indoor Recreation Use” means exercise and athletic 
facilities, and amusement and recreational services, 
such as billiard and pool parlors, dance studios, mar-
tial art schools, and arts and crafts studios, but not 
including bowling alleys or establishments which 
have large-scale gymnasium-type facilities for such 
activities as tennis, roller or ice skating, and/or 
competitive swimming.   

"Infrastructure" means those man-made structures 
which serve the common needs of the population, 
such as: potable water systems, potable water wells 
serving a system, non-potable water systems for irri-
gation; waste water disposal systems, solid waste 

disposal sites or retention areas; storm drainage sys-
tems; utilities; bridges; roadways; bicycle paths and 
trails; pedestrian sidewalks, paths and trails. 

"Institutional/Civic/Public Uses" means those uses 
set forth in Section 1.3.1 of the GDP.  

“Landscaping” or “Landscaped” means any combi-
nation of living plants such as trees, shrubs, plants, 
vegetative ground cover or turf grassed, and may 
include structural features such as walkways, fences, 
benches, works of art, reflective pools, fountains or 
the like. Landscaping shall also include irrigation 
systems, mulches, topsoil use, soil preparation, re-
vegetation or the preservation, protection and re-
placement of existing trees. 

“Larimer County Records” means the records of the 
Clerk and Recorder of Larimer County, Colorado. 

“LCUASS” means the Larimer County Urban Area 
Street Standards adopted by the City, and all 
amendments thereto. 

"Level of Service" means the level of service stand-
ards as defined in the Municipal Code. 

“Light Commercial Uses” means those uses listed in 
Section 1.3.3 of the GDP. 

"Light Industrial Uses" means those uses listed in 
Section 1.3.6 of the GDP.  

Light Manufacturing” means manufacturing that is 
predominantly from previously prepared materials, 
of finished products or parts, including processing, 
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fabrication, assembly, treatment, packaging, inci-
dental storage, sales and distribution of such prod-
ucts provided all manufacturing activities are con-
tained within a building. 

“Live / Work Structure” means a Building incorpo-
rating a Dwelling Unit with a first floor (and possi-
bly second-floor) retail, office, or other non-
residential use allowed as a part of an Urban Char-
acter village in a MUN or as part of a residential 
neighborhood not within a MUN. 

"Lot" means a portion of a subdivision intended as a 
unit for transfer of ownership or for development, 
which has access to a public right-of-way.  

“LURA” shall mean the Loveland Urban Renewal 
Authority. 

"Major Subdivision" or “Subdivision” means all 
subdivisions not falling within the definition of a 
Minor Subdivision, and which are not Boundary 
Line Adjustments or lot mergers. Except where oth-
erwise specified or where the context requires oth-
erwise, the term subdivision as used herein shall 
mean Major Subdivision.  

“Master Plan” means the City’s master plan for 
the physical development of the City entitled Cre-
ate Loveland adopted on July 19, 2016 by Resolu-
tion #R-65-2016, and all amendments thereto. 

“Maximum Extent Feasible” means that no feasible 
and prudent alternative exists, and all possible ef-
forts to comply with the standard or minimize poten-
tial harm or adverse impacts have been undertaken. 

“May” when used, will be given its permissive 
meaning. 

“Metropolitan District” includes all existing and 
future metropolitan districts within the GDP, but not 
limited to, the Centerra Metropolitan Districts and 
the Van deWater Metropolitan Districts. 

“MFA” means the Centerra Master Financing and 
Intergovernmental Agreement by and among the 
City, the LURA, Centerra Properties West, LLC, the 
Centerra Metropolitan District No. 1, The Centerra 
Public Improvement Collection Corporation and The 
Centerra Public Improvement Development Corpo-
ration dated January 20, 2004 and on file with the 
City. 

“MFA Commercial Area” means that real property 
legally described on Exhibit “B” to the MFA, sub-
ject to addition of future inclusions and deletion of 
future exclusions approved by the City Council.  
The MFA Commercial Area is the same as the area 
included in the Centerra Metropolitan District No. 2 
and the area subject to The  US 34/Crossroads  
Cor r idor  Renewal  Plan .  

"Minor Subdivision" means the division of land into 
no more than four additional lots, as defined in 
Chapter 16.08 of the Municipal Code.  

“Mixed Use Residential” means residential uses lo-
cated in the same Building with non-residential uses. 

 “Mixed Use Residential Building” means a Build-
ing containing Mixed Use Residential uses in which 
the floor area of the non-residential uses shall be 
reasonably equivalent to, or greater than, the floor 
area of the first floor of such Building, exclusive of 
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any parking floor area located on the first floor of 
the Building. 

“Mixed Use Structure” means a Building intended 
to house multiple tenants of varying uses, such as 
retail, office, and/or residential.  Mixed Use Struc-
tures accommodate residential and non-residential 
uses as distinct tenants rather than being designed to 
allow individual tenants to mix residential uses with 
non-residential uses in a single lease space as is the 
case with Live/Work Structures. 

“Mixed Use Village Center” means a concentration 
of development that provides a combination of uses 
in the same general area of a community and/or 
within a single Building. For example, a mixed-use 
Building could have several floors. On the bottom 
floor, the space could be dedicated to retail or offic-
es. The remaining floors could be apartments or 
condominiums. Another example would be a retail 
district that is closely related to offices, Multi-
Family Dwellings and Single Family Attached 
Dwellings, with each use located within separate 
structures creating a dense urban concentration. 

“Multi-Family Dwelling” means a Building or lot 
with six or more separate Dwelling Units, two sto-
ries or more in Height located on a single Lot. The 
units may be sold as condominiums or cooperatives, 
or for rental as apartments.  A Multi-Family Dwell-
ing does not include Single Family Attached Dwell-
ings, Townhomes, Hotels, Motels, or Live/Work 
Structures.  

“MUN” means a residential mixed-use neighbor-
hood which is a residential area – typically of 50 to 
160 acres - comprising one or more interconnected 
Immediate Neighborhoods designed to be served 
with a common collector street system, and typically 

having identifiable edges and one or more Centers 
within walking distance (1650’±) of most neighbor-
hood residents.  In this context an Immediate Neigh-
borhood is a cohesive sub-area within a mixed-use 
neighborhood frequently (but not always) made up 
of one or two housing types.  Edges are elements 
such as major streets, open space corridors, lakes, or 
other geographic features that define the perceived 
limits of the larger neighborhood.  Centers serve as 
focal points or community gathering sites, and may 
include parks, village greens, plazas, gardens, or 
Urban Character Villages. 

“Municipal Code” means the City of Loveland Mu-
nicipal Code, as amended from time to time. 

“Must” means compliance is mandatory, unless the 
context requires otherwise. 

“Neighborhood Support / Recreational Facilities” 
means recreation / pool facilities and/or meeting 
rooms intended for the use and enjoyment of resi-
dents and guests of the adjacent neighborhood. 

"Net Acre" means the area of developable land of a 
site, excluding land being dedicated for public 
rights-of-way or other public uses (i.e., schools, and 
parks). 

"Net Density" means the number of Dwelling Units 
per net acre of land.   

“Non-Residential Environmental Fees” means those 
HPEC fees imposed at the time of building permit 
issuance on the square footage of non-residential 
Buildings in accordance with the applicable Special 
Conditions. 



DEFINITIONS      
 
 

 Section 13. Definitions – Minor Amdt 10.1 FINAL April 11, 2018 13-13 
 

“Nursing Care Facilities” means health institutions 
that are planned, organized, operated and maintained 
to provide facilities and health services with related 
social care to inpatients who require regular medical 
care and twenty-four-hour per day nursing services 
for illness, injury or disability.  Nursing Care Facili-
ties may specialize in short term or acute nursing 
care, intermediate or long term skilled nursing care.   

“Open–Air Farmers Market” means a permanent or 
temporary/seasonal outdoor market held in an open 
area or in a structure where groups of individual 
sellers offer for sale to the public such items as fresh 
produce, seasonal fruits, fresh flowers, arts and craft 
items, and food and beverages (but not to include 
second-hand goods) dispensed from booths located 
on-site. 

“Open Space” means either Private Open Space or 
Common Open Space, or a combination thereof. 

"Open Space, Common" means areas within a De-
velopment Project, not included in Lots or golf 
courses and includes drainageways, active and pas-
sive Recreation Spaces including Accessory Uses 
related to the operation of such facilities such as 
toilet/locker rooms and parking lots, platted Outlots, 
landscaped areas, landscaped entries, landscaped 
roofs, landscaped right- of-ways, lakes, ponds, 
bikeways, trails, sidewalks, plazas, ditch corridors 
and other irrigation facilities. 

"Open Space, Private” means those areas within 
each individual Lot not covered by Building, park-
ing or driveways and includes all open areas, drain-
ageways, active and passive Recreation Spaces in-
cluding related Accessory Uses, all landscaped are-
as, landscaped entries, landscaped roofs, landscaped 
islands, lakes, ponds, bikeways, trails, sidewalks, 

plazas, courtyards, irrigation facilities, and structural 
parking covered by plazas.  See also Section 6.6 and 
6.7. 

“Outdoor Storage” means the keeping, in an un-
roofed area, of equipment, goods, junk, material, 
merchandise or vehicles in the same place for more 
than twenty-four (24) hours. 

“Outdoor Storage, Recreational Vehicles, Boats, and 
Trucks” means the keeping, in an unroofed area, 
recreational vehicles, boats and trucks in the same 
place for more than twenty-four (24) hours. 

"Outlot" means a portion of land included in a sub-
division that is not intended for development with 
Buildings containing residential, commercial or in-
dustrial uses. It may or may not have public right-of-
way access. Common uses include, but are not lim-
ited to, easements, recreation gardens, Common 
Open Space or drainage detention. Nothing herein 
prevents an Outlot from being further subdivided 
into smaller Lots provided it meets all City require-
ments therefor. 

“Parking Garage or “Parking Structure” means an 
off-street parking area within a Building. 

“Parking Ratio” means the number of parking spac-
es required in relation to some measure of develop-
ment intensity – the number of bedrooms in a 
Dwelling Unit, number of Dwelling Units, or 
amount of square footage.  With the exception of 
certain restrictions in Urban Character Villages, the 
parking ratio requirements in this GDP are mini-
mums.  Additional parking may be provided at the 
developer’s discretion providing other standards are 
met.  Within certain areas of MUNs – as noted in 



MILLENNIUM GDP 

13-14 Section 13. Definitions – Minor Amdt 10.1 FINAL April 11, 2018 

this GDP – the required parking may include all al-
lowed on street parking on the adjacent side of each 
surrounding local or collector street. 

“Parks and Open Space Uses” means those uses 
listed in Section 1.3.9 of the GDP. 

“Patio Home” means a primarily Single Family De-
tached Dwelling that is built on or close to the Lot’s 
outer boundary(s) and having either a small front 
yard or small back yard. The yard maintenance may 
or may not be handled by a neighborhood associa-
tion.  

"Performance Standards" means the performance 
standards contained in Section 6 through 10 of the 
GDP, which address design considerations includ-
ing, but not limited to, architectural, site planning, 
landscaping, streetscape and sign elements for all 
development within the GDP.  

“Personal and Business Service Shops” means shops 
primarily engaged in providing services generally 
involving the care of the person or such person’s 
apparel or rendering services to business establish-
ments such as laundry or dry-cleaning retail outlets, 
portrait/photographic studios, beauty or barber 
shops, employment service, or mailing or copy 
shops. 

"Personal Wireless Services" and "Personal Wire-
less Service Facilities," means commercial mobile 
services, unlicensed wireless services, and common 
carrier wireless exchange access services and the 
facilities for the provision of such services, as de-
fined in Title 47, United States Code, Section 332, 
as amended from time to time.  

“Pet Day Care Facility” means a facility providing 
such services as canine day care for all or part of a 
day, obedience classes, training, grooming and /or 
behavioral counseling, provided that overnight 
boarding is not permitted. 

"Planned Capital Improvements" means a capital 
improvement or an extension or expansion of a capi-
tal improvement which does not presently exist, but 
which is included within a capital improvement pro-
gram.  

“Planned Retail Center” means a retail development 
containing two or more individual tenants and more 
than 25,000 gross square feet. 

"Planning Commission" means the Planning Com-
mission of the City as duly constituted by law.  

"Preliminary Plat" means the plat of a proposed 
subdivision and specified supporting materials, 
drawn and submitted in accordance with the Regula-
tory Procedures, for the purpose of reviewing and 
evaluating the proposal prior to submission of a Fi-
nal Plat. A preliminary plat is not a plat for purposes 
of C.R.S. § 31-23-215.  

“Principal Structure” or “Primary Structure” means 
a structure in which is conducted the main or Princi-
pal Use of the Lot on which said Building is located. 

“Principal Use” or “Primary Use” means the prima-
ry or predominant use of any Lot or Tract, as permit-
ted under the GDP. 

“Print Shops” means an establishment in which the 
principal business consists of duplicating and print-
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ing services using photocopy, blueprint or offset 
printing equipment, and may include the collating of 
booklets and reports. 

“Public Facilities” means public transportation sys-
tems or facilities, water systems or facilities, 
wastewater systems or facilities, storm drainage sys-
tems or facilities, fire, police and emergency sys-
tems, electric utilities, gas utilities, cable facilities or 
other public facilities. 

“Public Use” or “Public Area” means any use in-
tended to be conducted in a facility or upon land 
which is owned by and operated for public use by 
school districts or by city, county, state or federal 
governments. 

“Public Review” means the approved processes for 
the review of Development Projects for Uses-by-
Right as defined in Section 12.3.3.A.2 of the Regu-
latory Procedures. 

“Public Works Director” means the director of the 
City’s Department of Public Works or that person’s 
designee. 

“PVH Agreement” means the PVH Annexation 
Agreement by and among the City, its Water, 
Wastewater and Sewer Enterprises, Centerra Office 
Partners, LLC, Centerra Properties West, LLC, Clo-
verleaf Development Corporation, Hahn Develop-
ment Company, LLC, and Poudre Valley Health 
Care, Inc. dated April 8, 2003 and recorded in the 
records of the Larimer County Clerk and Recorder 
on June 3, 2003 at Reception No. 2003-0067059. 

“PVH Commercial Area” means that real property 
depicted and described on Exhibits F-1 and F-2 to 
the PVH Agreement. 

PVH Project” means the Hospital and Related Facil-
ities as defined in the PVH Agreement to be con-
structed on the PVH Property. 

“PVH Property” means that real property subject to 
the PVH Agreement and approved for development 
of the PVH Project, the legal description of which is 
attached to the PVH Agreement as Exhibits A-2, B 
and D.   

“Recreational Facilities” means structures, or open 
areas including features and/or equipment specifi-
cally intended for recreational use. 

"Recreational Space" means space, which is de-
signed for active or passive recreational use for 
more than three (3) families. This may include in-
door spaces: Recreational Facilities or structures 
and their Accessory Uses located in approved areas, 
including but not limited to game rooms, swimming 
pools, gymnasiums, bowling alleys, exercise rooms 
and tennis and racquetball courts; If the Recreation-
al Space is to be owned an/or maintained by an as-
sociation, residents of the Development Project for 
which the facility is planned shall automatically be-
come members without additional charge.  

“Regulatory Procedures” means those regulatory 
procedures set forth in Section 12 of the GDP which 
define submittal requirements and review processes 
for Development Projects within the GDP, including 
but not limited to, processes for Administrative Re-
view and Public Review of Development Projects 
containing Uses-by-Right, and processes for Special 
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Review Uses, subdivision plats, Variations, Appeals 
and amendments.   

"Research and Development Facilities" means single 
Building sites as well as multiple Building complex-
es for users involved in high technology research 
and development. Uses may include, but not be lim-
ited to, computer hardware and software develop-
ment, bio-medical research, pharmaceutical manu-
facturing, environmental or otherwise "high-
technology" engineering. Accessory Uses may in-
clude those involved in the receipt, storage and dis-
tribution of products and materials required in the 
manufacturing process incidental to the research and 
development use and similar uses related thereto.  

“Research Laboratories” means a Building or group 
of Buildings in which are located facilities for scien-
tific research, investigation, testing or experimenta-
tion, but not facilities for the manufacture or sale of 
products except as incidental to the main purpose of 
the laboratory. 

“Residential Environmental Fees” means those 
HPEC fees imposed at the time of building permit 
issuance on the square footage of Dwelling Units in 
accordance with the applicable Special Conditions. 

"Residential Uses" means those uses listed in Sec-
tion 1.3.2 and Section 1.3.10.B of the GDP.  

“Restated Agreement” shall mean the Amended and 
Restated Annexation and Development Agreement 
for the Millennium GDP and any future amendments 
thereto. 

“Restaurant, Drive-In” means any establishment in 
which the principal business is the sale of foods and 

beverages to the customer in a ready-to-consume 
state and in which the design or principal method of 
operation of all or any portion of the business is to 
allow food or beverages to be served directly to the 
customer in a motor vehicle without the need for the 
customer to exit the motor vehicle. 

“Restaurant, Fast Food” means any establishment in 
which the principal business is the sale of food and 
beverages to the customer in a ready-to-consume 
state, and in which the design or principal method of 
operation includes both of the following characteris-
tics: food and beverages are usually served edible in 
containers or in paper, plastic or other disposable 
containers: The consumption of food and beverages 
is encouraged or permitted within the restaurant 
Building, elsewhere on the premises or for carryout. 
This type of business commonly has a drive-through 
facility. 

“Restaurant, Indoor and Outdoor” means any estab-
lishment in which the principal business is the sale 
of food and beverages to customers in a ready-to-
consume state: where fermented malt beverages, 
and/or malt, special malt or vinous and spirituous 
liquors may be produced on the premises and an 
accessory use; and where the design or principal 
method of operation includes one (1) of both of the 
following characteristics: customers are served their 
food and/or beverages by a restaurant employee at 
the same table or counter at which the items are 
consumed; and customers are served their food 
and/or beverages by means of a cafeteria-type opera-
tion where the food or beverages are consumed 
within the restaurant Building or within a fenced in 
outdoor seating area on the sidewalk or other open 
area adjoining the restaurant premises.  

"Retail Establishment” or “Retail Store” means the 
sale or rental of goods or merchandise to the general 
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public for personal or household consumption or to 
services incidental to the sale or rental of such 
goods or merchandise.  Retail establishments over 
10,000 square feet include power centers and life 
style centers. 

"Right-of-Way" or “ROW” means an interest in real 
property conveyed to the public, the City and/or 
public utilities which have been constructed or will 
be constructed, for public transportation, drainage or 
utility improvements including but not limited to 
street paving, curb and gutter, sidewalks, bicycle 
lanes and buried or overhead utilities.  

“School District” means the Thompson R2-J School 
District. 

“School District IGA” means the Intergovernmental 
Agreement Concerning Land Dedication or Fees In 
Lieu for School Purposes between the School Dis-
trict and the City dated January 23, 1996. 

“Senior Housing of a Non-Residential Nature” 
means housing for seniors that does not include res-
idential Dwelling Units except for the uses de-
scribed below.  Individual living quarters may in-
clude a private or shared bedroom and a bathroom, a 
common living room, dining room, kitchen, support-
ive services and/or personal care services.  Exam-
ples of these facilities include:  Adult Day/Respite 
Care Facilities; Alzheimers Facilities; Assisted Liv-
ing Facilities; Congregate Care Housing Develop-
ments; Congregate Care Facilities; Continuing Care 
Retirement Communities; Group Homes/Group Care 
Facilities; Nursing Care Facilities and other similar 
facilities. 

“Senior Housing of a Residential Nature” means  
housing for seniors where individual living quarters 
are considered residential Dwelling Units.  Housing 
types may include:  Single Family Detached Dwell-
ings, Single Family Attached Dwellings, Condomin-
iums and Multi-Family Dwellings.  These housing 
types may integrate private Dwelling Units with op-
tional congregate meals, socialization activities and 
a range of non-health-related supportive assistance 
such as housekeeping, counseling and transporta-
tion.  Examples of these facilities could include:  
Adult Day/Respite Care Facilities; Alzheimers Fa-
cilities; Assisted Living Facilities; Congregate Care 
Housing Developments; Congregate Care Facilities; 
Continuing Care Retirement Communities; Inde-
pendent Living Communities, Nursing Care Facili-
ties and other similar facilities. 

“Setbacks” means the required distance between the 
furthermost projection of a structure or parking lot 
and the property line of the lot on which the struc-
ture or parking lot is located.  Required setbacks 
shall be unobstructed from the ground to the sky 
except as specified in Sections 6.3, 9.7 and 10.13.  

“Shall” means compliance is mandatory, unless the 
context requires otherwise. 

“Shared Parking” means required parking that is 
provided both on-site and private lot where the same 
parking spaces are assigned to more than one (1) use 
at one (1) time. 

“Similar” means resembling each other in some 
ways. Similar does not mean the same or equal.  
However, it does mean substantially equal in terms 
of visual appearance and/or quality of materials, as 
determined by the Director. 
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"Single Family Attached Dwelling " means a Dwell-
ing Unit which may be individually owned and 
which shares a common wall with one or more 
Dwelling Units, which may be – but are not required 
to be – on fee-simple Lots, attached in groups of two 
to six units. Buildings shall be three stories or less in 
height. Units commonly have direct access to out-
door area. 

“Single Family Detached Dwelling” means a de-
tached Building, arranged and designed as a single 
Dwelling Unit other than a mobile home. Examples 
include:  Single Family Detached Dwellings, Patio 
Homes, Zero Lot Line homes and other similar 
dwellings. 

“Small Lot Cottage” means a Dwelling Unit, indi-
vidually owned, which may or may not share a 
common wall with one or more Dwelling Units and 
which shall be on fee simple Lots. Utility metering 
may be grouped and private laterals may cross prop-
erty lines. Performance standards for “Single Family 
Attached Dwelling” shall apply.  

“Special Condition” or “Special Conditions” means 
and refers to those conditions of development which 
are applicable to Development Projects within des-
ignated parcels or Subparcels of the GDP in accord-
ance with the Controlling Documents and as set 
forth as Appendices 2-1, 3-1, 4-1 and 5-1 to Sections 
2 through 5, respectively, of the GDP. 

“Special Review Uses” means those uses listed in 
the land use legends on Maps 4, 5, 6 and 7 of the 
GDP which are reviewed in accordance with Section 
12.3.3.B. 

"Start of Construction” means and includes substan-
tial improvement, and means the date the building 
permit was issued, provided the actual start of con-
struction, repair, reconstruction, placement or other 
improvement was within one hundred eighty days of 
the permit date. The actual start means the first 
placement of permanent construction of a structure 
on a site, such as the pouring of slab or footings, the 
installation of piles, the construction of columns, or 
any work beyond the stage of excavation, or the 
placement of a manufactured home on a foundation. 
Permanent construction does not include land prepa-
ration, such as clearing, grading and filling; nor does 
it include the installation of streets and/or walk-
ways; nor does it include excavation for a basement, 
footings, piers or foundations or the erection of tem-
porary forms; nor does it include the installation on 
the property of temporary structures or Accessory 
Buildings, such as garages or sheds not occupied as 
Dwelling Units or not part of the main structure.  

"State" means the state of Colorado.  

“Street” or “Streets” means those roadways includ-
ing, but not limited to, arterial, collector, cul-de-sac, 
local and private streets, as defined in the Municipal 
Code or the City’s applicable street standards (cur-
rently LCUASS).  

“Submittal Checklist” or “Submittal Checklists” 
means those lists of items that are required to make 
a Complete Application as approved and amended 
by the Director. 

“Subparcel” means a defined portion of Parcel A, B, 
C or D as defined in Sections 2, 3, 4 and 5 of the 
GDP.  For example, the land included in the areas 
depicted as A-1, A-2 or A-3, etc., as shown on Map 
4 in Section 11 of the GDP, are Subparcels. 
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“Technical Standards” means those technical stand-
ards, specifications and regulations contained in or 
adopted by the City pursuant to the Municipal Code 
for the construction of Buildings and public im-
provements (e.g., streets, sanitary sewer, water, 
storm water improvements, and the like).  

"Townhome" – See definition for Single Family At-
tached Dwelling. 

"Tract" means a portion of a subdivision intended 
as, but not limited to, a unit for transfer of owner-
ship or for development, typically being substantial-
ly larger than a Lot and intended for large scale de-
velopment, future subdivision into smaller Lots, or 
preservation as open space or buffer yards, in ac-
cordance with dedications or notes on the plat. 

“Traffic Study” or “TIS” means a traffic impact 
study, the requirements of which are set forth in 
LCUASS. 

“Transit Facility” means a bus stop, bus terminals, 
transfer points or depots without vehicle repair or 
storage. 

“Transportation Engineering Division” means the 
engineering and transportation division of the City’s 
Department of Public Works. 

“Transportation Plan” means the City of Loveland 
2020 Transportation Plan as amended or superseded. 

“Two Family Attached Dwelling” See definition for 
Single Family Attached Dwelling. 

“Type 1 Zoning Permit” means and refers to the 
permit issued by the City following the City’s ad-
ministrative approval of a change of use of an exist-
ing building based upon its administrative review of 
a site and landscape plan for the proposed change of 
use.  

“Type 2 Zoning Permit” means and refers to the 
permit issued for a Special Review Use by the City 
following the City’s administrative approval of the 
use. 

“Type 3 Zoning Permit” means the permit for a Spe-
cial Review Use issued by the City following the 
Planning Commission’s approval of the use. 

“Urban Character Village” means a mixed-use Im-
mediate Neighborhood planned with design ele-
ments that create a more “urban,” and less “subur-
ban,” streetscape.  These elements may include min-
imal front Setbacks, a block face dominated by 
building frontages rather than parking areas, pedes-
trian amenities, “downtown/storefront” architectural 
elements, outdoor seating areas and/or other small 
community gathering areas.  A variety of uses are 
permitted within an Urban Character Village to cre-
ate and protect an appropriate character, refer to 
Section 9.7.1 for examples of these uses and addi-
tional planning criteria. 

“US 34” means and refers to United States Highway 
34. 

“Uses-by-Right” means those uses listed in the land 
use legends on Maps 4, 5, 6 and 7 of the GDP which 
are reviewed in accordance with Section 12.3.3.A or 
12.3.3.C. 
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"Variation" means a grant of relief from the re-
quirements of the Performance Standards that per-
mits construction in a manner that would otherwise 
be prohibited by the GDP.  

“Vehicle Major Repair, Servicing and Maintenance” 
means any Building, or portion thereof, where heavy 
maintenance activities such as engine overhauls, 
automobile/truck painting, body or fender work, 
welding or the like are conducted.  Such use shall 
not include the sale of fuel, gasoline or petroleum 
products. 

“Vehicle Minor Repair, Servicing and Maintenance” 
means the use of any Building, land area, premises 
or portion thereof, where light maintenance activi-
ties such as engine tune-ups, lubrication, carburetor 
cleaning, brake repair, car washing, detailing, pol-
ishing or the like are conducted. 

"Vested Property Rights" means the right to under-
take and complete the development and use of prop-
erty in the GDP under the terms and conditions of 
the Controlling Documents and applicable law. 

“Vesting Period” means the various periods of Vest-
ed Property Rights afforded Parcels and Subparcels 
within the GDP as set forth in Section 7 of the Re-
stated Agreement. 

“Warehouse” means a Building used primarily for 
the storage or goods or materials.   

“Warehouse and Distribution” means a use engaged 
in storage, wholesale, and distribution of manufac-
tured products, supplies or equipment, including 
accessory offices or showrooms, including inci-
dental retail sales, but excluding bulk storage of ma-

terials that are explosive or that create hazardous or 
commonly recognized offensive conditions. 

“Will” means compliance is mandatory, unless the 
context requires otherwise. 

“Wireless Telecommunication Facility” means any 
freestanding facility, Building, pole, tower or struc-
ture used to provide only wireless telecommunica-
tion services, and which consists of, without limita-
tion, antennae, equipment and storage and other ac-
cessory structures used to provide wireless tele-
communication services. 

“Wireless Telecommunications Services” means 
services providing for the transmission of wireless 
communications utilizing frequencies authorized by 
the Federal Communications Commission for pag-
ing systems, enhanced specialized wireless tele-
communications, personal communication services 
or cellular telephone. 

“Workshop and Custom Small Industry” means a 
facility wherein goods are produced or repaired by 
hand, using hand tools or small-scale equipment, 
including small engine repair, furniture making and 
restoring, upholstering, custom care or motorcycle 
restoring or other similar uses. 

“Zero Lot Line Home” is a Building or structure 
which satisfies one of the following criteria: 1) a 
structure with at least one (1) wall coterminous with 
the Lot line, which wall may include footings, eaves 
and gutters that may encroach onto the abutting Lot 
under the authority of an encroachment and mainte-
nance easement; or 2) a Building or structure that is 
generally “centered” between its own side Lot lines, 
and using cross maintenance and access agreements 
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each property owner is entitled to use a portion of 
one adjacent Lot; or 3) a similar condition to #2 
above, but having unequal side yard Setbacks.  
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GDP SUB-PARCEL                         RELATED ENVIRONMENTAL REPORT  
          
 
Parcel A2, A3, B1, B2, B4,  Original Millennium GDP 
C1, C2, C3, D1, D2, D3, Cedar Creek – January 1999 
D4, D5, D6, D7, D8 NOTE: Portion of Parcel C1, “Area 4”, See ESAR by Ecological 

Resource Consultants, Inc. dated February 6, 2018, amended into 
the Millennium General Development Plan per Minor 
Amendment 9.11   

 
 
Parcel A1, A4 Centerra East Property 
 Ecological Resource Consultants – July 18, 2003  
      rev. Nov. 20, 2003 
 and 
 FlyWater Consulting, Inc. – November 6, 2006 
 FlyWater Consulting, Inc. – October 11, 2007 
          
 
Parcel B10, B11  Parcels E, F and G of the Millennium GDP 
 Cedar Creek and Associates – August 17, 2000 
 and 
 Environmental and Natural Areas Report – Cloverleaf Addition 
 Wildland Consultants – January 2000 
             
 
Parcel B12 Myers Group No. 949 3rd Subdivision 
 Ecological Resource Consultatns – February 4, 2005 
 
 
 
Parcel A5, B3, C4 Spreng Property and Colorado College 
 Ecological Resource Consultants – June 8, 2004 
    Flywater Consulting, Inc. – February 12, 2008 
 
          
 
Parcel B6 Rocky Mountain Village II Development  
 ENSR Corporation – January 2000 
 
 
 
Parcel B7, B9, & D9 No Report 
 
 
 
Parcel A6, A7 FlyWater Consulting, Inc. – October 11, 2007 
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______________________________________________________________________________ 
 
Parcel B13 FlyWater Consulting, Inc. – October 11, 2007 
 
______________________________________________________________________________ 
 
Parcel B14 FlyWater Consulting, Inc. –  February 12, 2008 
 
______________________________________________________________________________ 
 
 
Portion of Parcel C1 Houts Reservoir “Area 4” 
  Ecological Resource Consultants, Inc. (ERC) 
  February 6, 2018 
 
 
Parcel D10 Ecological Resource Consultants, Inc. (ERC) 
  April 17, 2017 
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Centerra East Property 
CITY OF LOVELAND 

NATURAL AREA 99 ANALYSIS 
 

Larimer County, Colorado 
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Centerra East-Natural Area Analysis  Ecological Resource Consultants, Inc. 

INTRODUCTION 
 
Ecological Resource Consultants, Inc. (ERC) conducted a site specific analysis of the City of 
Loveland mapped Natural Area 99 and associated buffer zone area on the Property known as 
Centerra East (Property).  The Property is located east of Interstate 25 in the east half of Section 
10 and the southwest quarter of Section 11, Township 5 North, Range 68 West, Larimer County, 
Colorado (Latitude 40° 24’ 30” N, Longitude 104° 59’ 00” W).  The Property is on the northeast 
corner of the I-25 and Highway 34 intersection.  A Site Location Map is included as Figure 1.  
The Natural Area analysis was conducted as part of the master plan development proposed for the 
Property to document existing conditions and provide recommendations for Natural Area buffer 
zones to adequately protect the Natural Area from further degradation.  The Property is owned by 
McWhinney Enterprises (2725 Rocky Mountain Ave., Suite 200, Loveland, CO, 80538 
(970.962.9990)).  
 
 
GENERAL SITE CONDITIONS 
 
The Property has an average elevation of approximately 4,950 feet above mean sea level (amsl). 
The Property is comprised of fairly level farmland with the exception of a natural intermittent 
drainage, a fragmented tributary to the Big Thompson River, crossing the Property from the 
northeast to the southwest Property corner. A majority of the Property is cultivated land with two 
large, active irrigation ditches that convey water flowing southeast: the Farmers Ditch and the 
Loveland and Greeley Canal. The Union Pacific Railroad is located north of the Natural Area.  
The Property is bounded by commercial development and the I-25 frontage road to the west, 
agricultural land to the north and east, and Highway 34 to the south.  According to the USGS 
water feature description, the natural drainage is characterized as an intermittent drainage, the 
pond as a perennial pond, and the irrigation channels by name.  The weather during the 
investigation was warm and sunny, soils were thawed and vegetation growth was in the early 
blooming stages. 
  
City of Loveland Natural Area 99 
 
Natural Area 99 has been identified on the Centerra East Property by the City of Loveland study 
In The Nature of Things (1993) (refer to Figure 2 and Figure 3).  The study defines a  Natural 
Area as undeveloped lands containing potential natural values such as wildlife habitat, plant 
diversity and wetlands.  Natural Area 99 is ranked as having an overall habitat Rating of 7 (refer 
to Figure 2 and Table 1).   
 
Habitat Types Classification present on the Centerra East Property per In the Nature of Things 
includes the Wetland (Cattail Marsh, Sedge/Rush), Aquatic (Modified Drainage, Open Water), 
Grassland (Grass/Forb), Shrubland (Plains Shrubland), Forest (Cottonwood Grove, Scattered 
Deciduous Trees), Agricultural (Cropland, Irrigation Ditch) and Miscellaneous Types 
(Weedy/Disturbed).  
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The following is a summary of natural attributes and numerical rating for  Natural Area 99 as 
presented in In the Nature of Things.  ERC concurs with the following ratings per site specific 
analysis. 
 
Table 1.  Numerical Rating for Natural Area 99  
Natural Attribute Numerical Rating* 
Overall Habitat Rating 7 
Wetland Rating 7 
Animal Diversity 6 
Plant Diversity 7 
Songbird Rating 7 
Raptor Rating 5 
Waterbird Rating 6 
Mammal Rating  6 
Reptile. Amphib. Rating 7 
Enhancement Potential medium 
*Numerical rating system based on a scale of 1 (low) to 10 (high). 
 
NATURAL AREA 99 SITE SPECIFIC ANALYSIS 
 
ERC performed a site specific analysis and delineation of Natural Area 99 on the Property July 2, 
2003 (refer to Buffer Zone Map).  Previously more generalized analyses of Natural Area 99 have 
been conducted and documented in the City of Loveland’s In The Nature of Things (1993) and in 
the Millennium General Development Plan (GDP), Environmentally Sensitive Areas and Wetland 
Report prepared by Cedar Creek Associates, Inc. (1999).   
 
Natural Area 99 was delineated roughly following the main drainage way from the railroad 
crossing extending south approximately 3,3300 linear feet south to the intersection with Highway 
34.  Natural Area 99 was delineated covering an area of 24.12 acres, which is comprised of 12.04 
acres of wetland habitat (includes 2.91 acres of open water), 4.08 acres of upland riparian habitat, 
6.04 acres of meadow, 0.51 acre of upland shrub habitat and 1.45 of miscellaneous access roads 
and irrigation canals.  A Natural Area boundary was delineated based on a transition from 
naturalized native vegetation to significantly disturbed, cultivated land. 
 
Natural Area 99 is entirely surrounded bordered by agricultural lands and Ditch maintenance 
roads.  The agricultural land use (refer to Figure 3) is primarily irrigated farming (Photo 9 and 
Photo 12), dryland farming (Photo 8 and Photo 10), grazing, the Loveland and Greeley Canal 
(Photo 7), and the Farmers Ditch (Photo 4).  The Natural Area 99 habitat has been fragmented by 
irrigation channels, ditch maintenance road crossings, intrusion by agricultural practices as well 
as surrounding roadways and development.  Currently, the majority of the hydrology in the area 
drains towards the natural drainage with limited treatment.   
 
Wetland Habitat 
ERC completed a jurisdictional delineation on May 27, 2003.  The jurisdictional delineation was 
conducted following the methodology enumerated in the 1987 Corps of Engineers Wetlands 
Delineation Manual (Environmental Laboratory, 1987).  The jurisdictional delineation has been 
verified by the US Army Corps of Engineers (July 11, 2003). 
The jurisdictional wetland habitat includes open water, a modified natural intermittent drainage 
(tributary to the Big Thompson River), cattail marsh, rush/sedge dominated areas and 
weedy/disturbed areas (refer to Appendix B).  
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The Farmers Ditch and the Loveland and Greeley Canal appear to have a significant affect on the 
local groundwater hydrology and therefore have a significant influence on the wetland hydrology 
within the project limits.  The irrigation canals convey a significant quantity of water along the 
upslope side of the low-lying wetlands associated with the natural drainage way identified on site.  
The extent to which sustaining wetland hydrology is from irrigation water, natural groundwater or 
irrigation recharge is unclear at this point and would require further groundwater hydrology 
analysis.    
 
The wetland habitat identified onsite delineates wetland habitat associated with the natural 
drainage (Photo 1), including a small pond (Photo 2), and associated with the surrounding 
irrigation ditches.  The wetland habitat along the drainage banks is comprised of rush/sedge 
dominated areas and weedy/disturbed areas along the wetland periphery.  Weed species found 
within the wetland boundary include houndstongue (Cynoglossum officinale), common teasel 
(Dipsacus sylvestris), Canada thistle (Cirsium arvense), musk thistle (Carduus nutans), and 
Russian olive trees (Elaeagnus angustifolia).  Dominant vegetation of the wetland habitat onsite 
is canary reed grass (Phalaris arundinacea), broad-leaf cattail (Typha latifolia), Baltic rush 
(Juncus balticus), water sedge (Carex aquatilus), clustered field sedge (Carex praegracilis), 
peach-leaf willow (Salix amygdaloides), plains cottonwood (Populus deltoides), common teasel, 
houndstongue, false Solomon’s seal (Smilacina stellata), Nebraska sedge (Carex nebrascensis), 
and curly dock (Rumex crispus).  The wetland area south of Farmers Ditch consists of the natural 
drainage and wetlands associated with the drainage and Farmers Ditch.   A narrow, defined 
stream of flowing surface water approximately six inches deep meanders through the channel 
bottom, which is confined by relatively steep vegetated banks (Photo 1).  The drainage channel is 
densely vegetated by a monotypic cattail stand throughout the channel bottom.  The stream drains 
under Highway 34 into a small pipe culvert located at the south terminus of the wetland.  North of 
the Farmers Ditch is a small, man-made pond encompassed by a narrow cattail fringe that 
continues north along and within the drainage channel, creating a dense, monotypic cattail stand 
with minimal surface water toward the north terminus of the open water (Photo 2). A small, 
inactive pumphouse that is partially collapsed remains on the southeast edge of the pond.  The 
dense cattail marsh continues north, confined by the channel banks and terminates at the 
Loveland and Greeley Canal Ditch maintenance road (Photo 3).  North of the Loveland and 
Greeley Canal is the north terminus of the wetland habitat, where the natural drainage is not 
defined by steep banks and surface water is not evident.  A dense cluster of large, mature peach-
leaf willow and plains cottonwood trees dominate the wetland and continue to dominate the 
Natural Area a short distance north toward the railroad (Photo 5).  Sustaining hydrology of this 
wetland appears to be from a naturally high groundwater table as well as a potential influence 
from the irrigation ditches.   
 
Wetland habitat within Natural Area 99 provides local and migratory wildlife with foraging, 
nesting, and roosting habitat.  The open water within the wetland habitat is used by various 
species of waterfowl for feeding, resting and breeding.  The dense vegetation of the wetland 
habitat anchors the soils, preventing soil erosion and filters impurities from percolating water, 
improving water quality. 
 
Upland Riparian Habitat 
The upland habitat onsite is composed of cottonwood groves, scattered deciduous trees, plains 
shrubland, grass/forb habitat, cropland, irrigation ditches and weedy/disturbed areas.  The upland 
habitat is suffering from the encroachment of aggressive weedy plant species.   
 
Large, mature trees of various species are located along the natural drainage throughout the study 
area.  These trees are typical riparian remnants from the fragmented tributary to the Big 
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Thompson River, and non-native volunteer species, which have established or are landscape trees 
planted by the previous landowners.  The Natural Area sections south of the Farmers Ditch and 
north of the Loveland and Greeley Canal contain stands of mature deciduous trees along the east 
and west banks of the natural drainage.  The Natural Area north of Farmers Ditch and south of the 
Loveland and Greeley Canal  contains scattered mature deciduous trees.  The mature trees species 
identified include plains cottonwoods and peach-leaf willow trees.  Some of the trees have 
become quite large, up to 75+ feet in height and three feet in diameter and provide quality 
localized habitat for wildlife. 
 
The upland riparian habitat is found in low-lying areas (relative to the road and agricultural lands) 
bordering the wetland habitat usually densely vegetated and diverse in vegetative structure 
(Photo 1 and Photo 3).  Typical upland riparian habitat within Natural Area 99 consists of large, 
mature plains cottonwood and peach-leaf willows with a dense shrub or grass/forb understory.  
The shrub understory is dominated by dense chokecherry (Prunus virginiana) stands, Wood’s 
rose (Rosa woodsii) and snowberry (Symphoricarpos albus).  The grass/forb understory is 
dominated by smooth brome (Bromus inermis), creeping bentgrass (Agrostis stolonifera), 
clustered field sedge, false Solomon’s seal, Canada thistle, and poison ivy (Toxicodendron 
rydbergii). The grass/forb understories are being encroached upon by various weedy species that 
include common teasel, yellow sweet clover (Melilotus officinalis), musk thistle, Canada thistle, 
leafy spurge (Euphorbia esula), and houndstongue. 
 
Although the surrounding agricultural land was not delineated as part of Natural Area 99, 
agricultural land is not insignificant habitat.  Open fields, including agricultural crops, provide 
ideal hunting habitat for raptors, owls and foraging habitat for small mammals (Bird Atlas, 1998).  
 
The mature trees and dense groundcover throughout the riparian area provide cover, foraging, 
nesting and roosting habitat for wildlife.  The soils are stabilized by the extensive root systems of 
the large trees and dense understory of shrubs and graminoids.  The vegetative cover and 
anchoring root systems prevent soil erosion, sedimentation within the drainage and increase 
filtration of water impurities.  
 
Plains Shrubland 
Plains shrubland habitat exists in small patches on high points along the northeast and southwest 
banks of the natural drainage.  The shrubland located on the northeast bank is dominated by 
rabbit brush (Chrysothamnus nauseosus) and scarlet falsemallow (Sphaeralcea coccinea) (Photo 
3).  This area is sparsely vegetated and adjacent to dryland crops.  The shrubland located in the 
southwest portion of the Natural Area is dominated by Wood’s rose and snowberry.  This area is 
densely vegetated by the shrubs and graminoids such as creeping bentgrass, smooth brome, and 
wild licorice (Glycyrhizza lepidota).  A meadow containing a mixture of wetland and upland  
plant species surrounds the shrubland with the exception of the Ditch maintenance road along the 
north.  The surrounding mesic meadow vegetated by dominant species such as creeping bent 
grass, clustered field sedge and false Solomon’s seal. 
 
The shrubland habitats provide cover and foraging habitat for wildlife.  The densely vegetated 
shrubland located along the southwest bank of the drainage anchors the soils, preventing 
sedimentation and erosion.  The shrubland located along the east bank of the drainage provides 
soil stabilization with the deep taproot of the rabbitbrush. 
 
Meadow 
The meadow habitat within Natural Area 99 includes upland grassland and grass/forb habitat 
(Photo 1 and Photo 4).  The grassland is dominated by smooth brome, crested wheatgrass 
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(Agropyron cristatum), orchard grass (Dactylis glomerata), wild licorice, stinging nettle (Urtica 
dioica), hare barley (Hordeum leporinum) and wild lettuce (Lactuca serriola).  Small meadow 
areas influenced by irrigation in the upland habitat of Natural Area 99 are dominated by clustered 
field sedge, curly dock, showy milkweed (Asclepias speciosa), smooth scouring rush (Equisetum 
laevigatum) and Baltic rush accompanied by various upland grasses previously listed.  The 
meadow habitat is invaded by weedy plant species throughout the Natural Area, especially along 
the roads and agricultural interface (Photos 8-11).  Weedy species within the meadow habitat 
include yellow sweetclover, common teasel, houndstongue, saltcedar (Tamarix ramosissima), 
Canada thistle, musk thistle and downy brome (Bromus tectorum). 
 
Meadow habitat serves as nesting, cover and foraging habitat for wildlife.  Meadow habitat is 
ideal habitat for foraging because of the high production of graminoid seeds.  The soils are 
stabilized by the dense vegetation, preventing erosion, and sedimentation.  Meadow habitat also 
has high filtering capabilities of runoff. 
 
Noxious Weeds 
Noxious Weed is a legally defined term by the State of Colorado that refers to specific plant 
species which have been designated for mandatory control by branches of local, state or federal 
government due to the harm, actual or potential, that the species is capable of inflicting upon the 
resources and values of society  (State of Colorado, Dec. 2001).   The following list of species 
have been identified within Natural Area 99 that are on the State Noxious Weed list: 

 
• Downy Brome (Bromus tectorum) 
• Flixweed (Descurainia sophia) 
• Common Mullein (Verbascum thapsus) 
• Common Teasel (Dipsacus fullonum) 
• Houndstongue (Cynoglossum officinale) 
• Kochia (Kochia scoparia) 
• Saltcedar (Tamarix ramosissima) 
• Russian Olive (Elaeagnus angustifolia) 

 
The following species found within Natural Area 99 have been identified in the Colorado 
Noxious Weed Act (1996 Supp.)  as species in the top ten prioritized weed species for the State of 
Colorado: 
 

• Canada Thistle (Cirsium avervense) 
• Hoary cress (Cardaria draba) 
• Leafy Spurge (Euphorbia esula) 
• Musk Thistle (Carduus nutans) 

 
Wildlife 
Wildlife can utilize the general landscape in a multitude of ways.  Wildlife can use specific 
habitats as areas of permanent inhabitance, seasonal inhabitance, migratory routes, breeding, and 
foraging. Natural Area 99 forms a relatively isolated refuge for a variety of wildlife.  The natural 
area is fragmented to the north by the railroad, to the south by Highway 34 limiting wildlife 
movement through the area.  Interstate 25 limits wildlife movement in the west to east direction.  
Wildlife movement from the east is generally open but is limited from large expanses of open 
agricultural fields and the crossing of wide irrigation canals.  
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During the site visits on May 26, 2003 and July 2, 2003, various wildlife species were observed 
using the habitat on the Property. A majority of the species were avian species that consisted of 
the white pelican, blue heron, double-breasted cormorant, mallard, kill deer, red wing blackbird, 
barn swallow, western tanager, red-tail hawk and great-horned owl.  Although one pair of great-
horned owls were observed within the Natural Area during the site visit, nests were not found.  
Snakes, frogs, cottontail, and coyote were also observed onsite.  Most likely, various additional 
species of birds, reptiles, amphibians and small mammals common to the Loveland area inhabit 
and utilize Natural Area 99. 
 
The riparian corridor of the natural drainage, including the man-made pond is regularly used by 
avian species and home to local reptiles and amphibians.  The shrubs and trees within the riparian 
area are used by songbirds for nesting and by raptors for roosting and hunting the nearby 
agricultural fields and meadow habitat.  Waterfowl use the pond area for foraging and possibly 
nesting.  The pond area and wetland area are inhabited by various species of reptiles and 
amphibians.  The reptiles and amphibians require surface water and wetland habitat for 
reproduction and shelter.   
 
Natural Area 99 contains habitats conducive to avian, amphibian and reptilian species.  The 
surface water and dense wetland habitat cover are ideal for amphibians and reptiles.  The 
fragmented habitat limits the mammalian use of the area to primarily small mammals.  Avian 
species use the Natural Area most frequently due to the ease of avian migration although the 
habitat is fragmented.  The large trees, open water and wetland habitat are good quality nesting, 
roosting and foraging habitats for avian species. 
 
THREATENED, ENDANGERED AND SPECIES OF CONCERN (TES) SCREENING 
 
ERC conducted a site specific Threatened, Endangered and Species of Concern (TES) Screening 
for the Property.  Field investigations conducted  on May 28, 29 and July 2 examined specific site 
characteristics which may support TES or provide potential habitat for TES.  In addition, existing 
literature and databases were reviewed to determine the presence of identified species of concern 
and species listed as threatened or endangered under the Endangered Species Act of 1973, as 
amended (ESA).   
 
A sensitive species and habitat assessment of the Property area was conducted and reported to 
ERC by the Colorado Natural Heritage Program (CNHP).  The CNHP database classifies Boyd 
Lake as a General Biodiversity Interest.  No TES species or CNHP Potential Conservation Areas 
were documented on the Centerra East Property, however, the whooping crane and Preble’s 
meadow jumping mouse have been documented in the local region (refer to Appendix C). 
 
The following species have been identified as potential inhabitants of the Property based on 
general habitat requirements and US Fish and Wildlife Service Ecological Services Colorado 
Field Office charts (effective May 20, 2003), Federally Listed and Candidate Species and Their 
Status in Colorado, Larimer County: 
  

• Bald Eagle (Haliaeetus leucocephalus)- Listed Threatened 
• Black-footed ferret (Mustela nigripes)-Listed Endangered 
• Black-tailed prairie dog (Cynomys ludovicianus)-Candidate for Listing 
• Colorado butterfly plant (Guara neomexicana ssp. coloradensis)-Listed Threatened 
• Eskimo curlew (Numenius borealis)-Listed Endangered 
• Mountain plover (Charadrius montanus)-Proposed Threatened 
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• Preble’s meadow jumping mouse (Zapus hudsonius preblei)-Listed Threatened 
• Ute ladies’-tresses (Spiranthes diluvialis)-Listed Threatened 
• Whooping crane (Grus americana)-Listed Endangered 

 
Bald eagle  
The bald eagle is listed as federally threatened under the ESA.  Bald eagles are usually winter 
residents of Colorado.  These raptors are commonly found in lower elevation grasslands and 
semi-deserts near prairie dog towns and open water (i.e. rivers, reservoirs).  Neither Bald eagle 
nests nor individuals were observed within or near the study area boundaries during the 
investigation, therefore, any change of use on the Property would not adversely affect the 
continued existence or available habitat of this species.   
 
Black-footed ferret 
The black-footed ferret is listed as federally endangered under the ESA.  The ferret is dependent 
on black-tailed prairie dog colonies for food, shelter and rearing young.  According to the Black-
footed Ferret Survey Guidelines for Compliance with the Endangered Species Act (US Fish and 
Wildlife Service, 1989), black-footed ferrets require over 80 acres of active black-tailed prairie 
dog towns or complex for a sustainable population.  A prairie dog town or complex of this size 
does not exist on the Property or in surrounding areas.  Neither black-footed ferrets nor their 
specific habitat was observed on or surrounding the study area, therefore any change in use of 
Property would not adversely affect the continued existence or available habitat of this species.  
 
Black-tailed prairie dog 
The black-tailed prairie dog is currently a candidate species for listing under the ESA.  Prairie 
dogs have become an important political, social, economic, and ecological issue in the Front 
Range region of Colorado.  Nationally, less than 2 percent of pre-settlement prairie dog 
populations exist today, due to a combination of habitat loss and targeted extermination.  The US 
Fish and Wildlife Service has determined that adding the black-tailed prairie dog to the federal 
list of threatened or endangered species is “warranted but precluded” at this time due to 
administrative and fiscal limitation within the agency (City of Broomfield, 2001).  Short-grass 
species commonly eaten by prairie dogs include buffalo grass and blue grama.  Prairie dogs play 
an important role in the overall ecosystem, not only creating an unique ecosystem for their 
species, but they also create habitat and are a food source for a number of other federally and 
state-listed threatened or endangered species.  No prairie dog colonies exist onsite; therefore any 
change in use of Property would not adversely affect the continued existence or available habitat 
of this species.  
 
Colorado butterfly plant  
The Colorado butterfly plant is listed as federally threatened under the ESA.  This plant species is 
a short-lived, perennial herb endemic to moist soils in mesic or wet meadows of floodplain areas 
in southeastern Wyoming, north central Colorado, and extreme western Nebraska, between 
elevations of 5,800 feet and 6,000 feet (Spackman et. al., 1997).  This early to mid-seral stage 
species occurs primarily in habitats created and maintained by streams active within their 
floodplains, with vegetation that is relatively open and not overly dense or overgrown.  The 
disturbance of riparian areas that contain native grasses by agricultural conversion, water 
diversions, channelization, and urban development threaten the species existence (Federal 
Register, 2000).  The floodplain vegetation within the Property boundary is atypical of the 
butterfly plant habitat. The average elevation of the site is 4,950 amsl, which is uncharacteristic of 
typical habitats.  The drainage bottom does not contain subirrigated meadows due to the minimal 
surface flows and the steep banks confining the drainage.  The Property’s hydrology sources 
include irrigation channels, which are a primary threat to the butterfly plant.  Any change in use 
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on the Property would not adversely affect the continued existence or available habitat of this 
species 
 
Eskimo curlew 
The Eskimo curlew is listed as federally endangered under the ESA.  This avian species is nearly 
extinct due to over hunting while winter and migratory stopover habitat has been degraded by 
agricultural and commercial development.  Historic migration patterns suggest a spring route 
through central plains with stopovers in tallgrass prairies and less frequently in mixed-grass 
prairies.  The stopover habitats are not present onsite or in surrounding properties and the curlew 
is not known to use the site for a migration corridor (Bird Atlas, 1998).  Any change in use on the 
Property would not adversely affect the continued existence or available habitat of this species. 
 
Mountain plover 
The mountain plover is proposed to be listed under the ESA.  This plover species is 
approximately nine inches in length, exhibits an unbanded neck, light brown dorsal area 
accompanied by white underparts.  Potential habitat for plovers consists of sparsely vegetated or 
barren level terrain, prickly pear cactus pads and prairie dog colonies.  The Property does not 
contain habitat conducive to plovers, therefore any change in use on the Property would not 
adversely affect the continued existence or available habitat of this species. 
   
Preble’s meadow jumping mouse 
The Preble’s meadow jumping mouse (PMJM) is listed as a federally threatened species under the 
ESA.  The mouse’s range extends from southwestern Wyoming through eastern Colorado 
generally below 7,600 feet.  Armstrong et.al. (1997) described typical mouse habitats as “well-
developed plains riparian vegetation with relatively undisturbed grassland and a water source in 
close proximity.”  Also noted was a preference for “dense herbaceous vegetation consisting of a 
variety of grasses forbes and thick shrubs” (Fish and Wildlife, Service 1999).  The CNHP 
database search resulted in one observation of the PMJM in 1895 (Report Generated:  June 24, 
2003).  The location is not Section-specific due the time period and the credibility of the observer 
is unknown.   The US Fish and Wildlife Service (USFWS) PMJM database lists two trapping 
efforts proximate to the Property with negative results.  Farmer’s Ditch at County Road 17 was 
trapped in 2001 with no evidence of PMJM populations and the Big Thompson, west of I-25 
concluded with negative results.  Preble’s meadow jumping mouse habitat does not exist on the 
Property.  The natural channel on the Property does not have the typical characteristics of PMJM 
habitat and no PMJM populations are known to exist on nearby potential habitat, therefore, any 
change in use on the Property would not adversely affect the continued existence or available 
habitat of this species 
 
Ute ladies’-tresses 
The Ute ladies-tresses orchid (Orchid) is listed as federally threatened under the ESA.  The 
Orchid occurs in seasonally moist soils and wet meadows near springs, lakes, or perennial 
streams and their associated floodplains below 6,500 feet elevation in certain areas in Utah, 
Colorado, Idaho, Wyoming, and Nevada.  Typical sites include old stream channels and alluvial 
terraces, subirrigated meadow and other sites where the soil is saturated to within 18” of the 
surface at least temporarily during the spring or summer growing seasons.  Sites that do not 
require an Orchid survey included highly disturbed or modified sites such as highway rights-of-
way, upland sites including prairie dog towns, shortgrass prairie and sagebrush rangeland, sites 
entirely inundated by standing water including monocultures of cattails or Olney’s three-square.  
The subject Property contains a network of irrigation ditches, lacks alluvial soils, subirrigated 
meadows, and is dominated by monocultures of cattails where the channel is not inundated by 
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surface water.  This site is uncharacteristic Orchid habitat.  Any change in use on the Property 
would not adversely affect the continued existence or available habitat of this species 
 
Whooping crane 
The whooping crane is listed as a federally endangered species under the ESA.  The adult crane is 
a relatively large white bird approximately 50 to 56 inches tall with a wingspan of 87 to 90 inches 
with an average weight of 15 pounds.  The bird is distinguished by its outstretched neck in flight.  
Cranes typically live in mudflats around reservoirs and in agricultural areas, while wintering they 
live on salt flats that are dominated by coastal salt grass.  Their nesting grounds are wetland 
communities dominated by bulrush.  In Colorado the crane occurs only as migrants, stopping over 
in the San Luis Valley for four to six weeks during February and March and in the western 
valleys, especially Mesa, Delta and Gunnison Counties (CDOW).  The CNHP database search 
lists a whooping crane observation in 1982 in Section 16, southwest of the Property, most likely 
on the Big Thompson River, 1.5 miles southwest of the site. The Centerra East Property does not 
contain wetland habitat dominated by bulrush, mudflats or a perennial, natural drainage.  Due to 
atypical habitat and no evidence of whooping crane use onsite any change in use on the Property 
would not adversely affect the continued existence or available habitat of this species. 
 
• No significant wildlife habitat of concern was identified on the Property, nor was the 

presence of threatened/endangered species or potential habitat.   
 
EXISTING BUFFER ZONE CONDITIONS 
 
ERC evaluated the general quality and functional value of the originally recommended 300 foot 
buffer zone surrounding Natural Area 99.  Generally the existing buffer zone is highly disturbed 
by irrigation easements as well as active farming and lacks vegetative structural diversity.   
 
The irrigation ditches and associated roads are adjacent to most of the Natural Area’s periphery. 
The roads are vegetated along the sides and through the center.  The irrigation ditches both 
typically have vegetated banks. These vegetated areas consist of a mixture of native and weedy 
species including:  reed canary grass, crested wheat grass, smooth brome, stinging nettle, wild 
lettuce, western wheat grass (Pascopyrum smithii), orchard grass, hare barley, showy milkweed, 
clustered field sedge, curly dock, common teasel, yellow sweetclover, downy brome, musk 
thistle, yellow toadflax, saltcedar, common dandelion (Taraxacum officinale) and Canada thistle.  
The Farmers Ditch is approximately ten feet wide, runs north along the southwestern Natural 
Area 99 boundary, then bisects Natural Area 99 and continues south along the southeastern 
boundary (refer to Figure 1).  The Loveland and Greeley Canal (Canal) is a large irrigation canal, 
approximately twenty feet wide.  The Canal flows from the west, bisects the north portion of 
Natural Area 99, continues south along the southwestern boundary, then west into the agricultural 
land (refer to Figure 1).  Both irrigation channels have vegetated banks dominated by upland, 
wetland and weed plant species.  The Loveland and Greeley Canal banks are eroded and less 
vegetated than the Farmers Ditch (Photos 4-6).  Two Ditch maintenance roads follow the south 
bank of each irrigation channel, often defining the Natural Area 99 boundary (refer to Sheet 1).  
The agricultural lands within the buffer zone limits consist of alfalfa fields west of Natural Area 
99 and dryland farming to the east.  
  
Wildlife habitat, water quality and soil stability of the Natural Area are compromised by the 
degraded condition of the buffer zone.  Weedy plant species dominating the buffer zone do not 
provide a nutritious food source or ideal cover for local wildlife species.  Limited wildlife 
species, such as raptors, small mammals and snakes, currently use the buffer zone for hunting and 
possibly for a travel corridor.  The sparse vegetation along the buffer zone provides little soil 
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stabilization during heavy rain events and run-off.  Soil erosion along the periphery of Natural 
Area 99 could cause degraded habitat quality due to deterioration of current vegetated slopes.  
The buffer zone could contribute to poor water quality through sedimentation and lack of 
filtration due to inadequate vegetation.  The sediment deposition into Natural Area 99 from 
erosion of the buffer zone further degrades the quality of habitat within the Natural Area.  
Currently, the buffer zone lacks shrubs, trees and dense, native vegetation that is characteristic of 
higher quality wildlife habitat and stable soils.   
 
NATURAL AREA DISTURBANCES ASSOCIATED WITH DEVELOPMENT 
 
Commercial development is proposed for the western portion of the site between Interstate 25 and 
the eastern side of Natural Area 99 and bordering the east side. An access road is also proposed to 
cross the natural area.  The proposed preliminary development includes commercial buildings, 
parking lots, associated Ditch maintenance roads and general infrastructure improvements.  
Disturbance to natural areas typically associated with this type of development includes water 
quality degradation, alteration in vegetation species composition, light/noise disturbances 
wildlife, habitat fragmentation/degradation and general pollution.  
 
Site development often results in a significant increase in concentration and volume of runoff 
produced from an increase of impervious surfaces such as roofs, roads and parking lots.  Pollutant 
loads from a developed site can often have a negative effect on local water systems by increasing 
water temperatures, depleting dissolved oxygen, creating unbalanced water chemistry and 
increasing sediment loads, hydrocarbons and heavy metals.  Light from streetlights, parking lot 
lights, headlights and other lights linked to commercial development cause visual disturbance to 
the wildlife inhabiting or using the neighboring Natural Area.  Human activity and noise such as 
automobiles, trucks, voices, littering, pets, visual stimuli (i.e. movement, bright clothes, etc.) and 
wandering into the Natural Area also degrades the quality of the natural area habitat.  Earth 
disturbance associated with site grading can often create optimal conditions for invasive/noxious 
weed establishment.  During grading operations and soil disturbance local weed sources can 
typical establish an area rapidly.  Once established these weed communities can migrate into 
Natural Areas, out competing native vegetation and possibly altering the composition of the 
native plant community.   
 
BUFFER ZONE RECOMMENDATIONS 
 
The City of Loveland Development Code requires the establishment of buffer zones surrounding 
natural habitat areas and special features for all development located within 500 feet of such 
features.  Buffer zone requirements of the Code that apply to the study area include a 
recommended 180-300 foot buffer zone associated with Wetlands with a rating of 6 or higher for 
water birds, wetland or overall habitat which have been identified in Natural Area 99 located on 
the Property.  The Millennium General Development Plan (GDP), Environmentally Sensitive 
Areas and Wetland Report (Cedar Creek Associates, Inc., January 1999) summarizes the existing 
condition and general value of Natural Area 99 as well as recommends a general 300-foot general 
buffer zone to protect Natural Area 99.  The US Fish and Wildlife Service, Colorado Division of 
Wildlife and US Army Corps of Engineers do not require nor regulate a buffer zone for Natural 
Areas, wetlands or habitat of those species not listed as TES. 
 
Natural Area 99 is a remnant tributary of the Big Thompson River that has been fragmented by 
development and degraded by agriculture.  The Natural Area is utilized by primarily by avian 
species and small mammals typically adapted to urban areas.  No TES species inhabit Natural 
Area 99 nor does potential habitat for any TES species exist within the Property boundaries.  No 
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raptor nests or sensitive breeding sites were found within Natural Area 99.  The fragmentation 
and surrounding development are currently limiting the overall functional value of Natural Area 
99.  The open water, fringe wetlands and mature cottonwood gallery onsite does provide 
relatively higher quality habitat for wildlife. 
  
Buffer zones are intended to preserve or enhance the ecological character or function and wildlife 
use of the natural or special features and to minimize or adequately mitigate the foreseeable 
impacts of development.  The establishment of an arbitrary 300 foot buffer zone along the Natural 
Area 99 boundary will not necessarily adequately protect the resources of the natural area.  The 
existing buffer zone is of relatively low quality due to sparse native ground cover, active farming 
practice, irrigation canals, presence of weeds and lack of vegetative structural diversity.  The 
functional effectiveness of the existing buffer zone is significantly limited in its capability to 
protect the Natural Area regardless of width.      
 
The preliminary development plan proposes a 75 foot buffer zone between the edge of 
development and the edge of the Natural Area.  In order to mitigate against any potential adverse 
environmental impacts to the Natural Area resulting from a reduced buffer zone, site specific 
buffer zone restoration measures could be implemented which would adequately protect the 
resources of the Natural Area.  By establishing a site specific, higher functional value buffer zone, 
the buffering capabilities of the zone can be achieved over less of a horizontal distance. 
 
A buffer zone enhanced with vegetative structural diversity utilizing native grasses, shrubs and 
tree can offset the adverse effects of developmental impacts on the Natural Area.  The increased 
vegetative structural diversity can create a natural screen between the Natural Area and the 
development, which aids in reducing the noise pollution, light pollution, visual stimuli, and wind-
driven litter associated with development.  Additional vegetation within the buffer zone combined 
with water quality and detention features would decrease sedimentation and provide additional 
runoff filtration.  Re-vegetating the buffer zone and eradicating the aggressive weed species could 
increase the wildlife habitat quality of the Natural Area by extending the foraging habitat, shelter, 
and nesting habitat. 
 
In order to create an optimal buffer zone for the study area, restoration efforts must focus on 
eradication of noxious weeds including Russian olive trees, establishment of native grasses, 
shrubs and trees creating structural vegetative diversity and improved wildlife habitat. 
 
Implementation of the following site-specific improvements could protect the Natural Area’s 
resources.  Although greater distances between the Natural Area and human activity is ideal, it is 
not always practical. 
 

1. All non-native/noxious weed species should be eliminated from the buffer zone and 
Natural Areas. 

2. The buffer zone should be reseeded with a native seed mix which promotes vegetative 
structural diversity, species richness, runoff retention and wildlife forage and cover.  

3. Native trees and shrubs such as cottonwood trees, peach-leaf willow and chokecherry 
should be strategically planted to provide a shading, visual/noise screen as well as to 
reduce light from entering the natural areas.  Dense groupings of shrub planting are 
recommended which also create additional structural diversity promoting wildlife habitat. 

4. The buffer zone should be identified within the development plan through the use of an 
open type fence such as split rail and signs, to discourage routine human disturbance. 

5. The buffer zone should be managed, eliminating routine mowing,  and implementing 
weed control and routine litter control.   
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6. All developmental stormwater runoff should be treated prior to discharge into local 
drainages. 

7. Wildlife habitat improvement structures could be installed throughout the Natural Area. 
 
Natural Area 99 would benefit more from an enhanced 75 foot buffer zone as opposed to an 
unimproved 300 foot buffer zone.  The current buffer zone consists of poor quality habitat and 
has poor functional value especially pertaining to water quality.  Natural Area 99 is identified in 
In The Nature of Things as having a medium habitat enhancement potential (refer to Figure 4 and 
Table 1).  Habitat enhancement potential ranking (i.e., low, medium, high) refers to the potential 
of feasible habitat enhancement without regard to financial feasibility, Property ownership, water 
rights, etc. (City of Loveland, October 1996).  The enhanced buffer zone could stabilize soils, 
decrease sedimentation, increase water filtration, decrease erosion and improve habitat quality.  
The revegetation of the buffer zone could create a natural screen between the human 
disturbances, development disturbances, and re-establish native vegetation, and vegetative 
structural diversity.  An overall net increase in the Natural Area habitat quality could be achieved 
with an enhanced buffer zone, where degradation could occur with an arbitrary 300 foot 
unimproved buffer zone. 
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SUMMARY 
 
Natural Area 99 is a comprised of various vegetation and wildlife communities associated with a 
remnant and fragmented tributary drainage to the Big Thompson River.  The Natural Area 
contains wetland and riparian habitat, dry shrubland habitat, meadows and large mature 
deciduous trees.  The Natural Area is utilized by a variety of locally common avian and small 
mammal, reptile, and amphibian species adapted to urban areas.  No TES species or their 
potential habitat was found onsite.  Wildlife movement is limited through the area due to 
fragmentation by I-25, Highway 34 and the railroad. Preliminary development plans propose a 
reduced buffer zone from 300 feet to 75 feet surrounding the Natural Area.  The reduced buffer 
zone with a site specific buffer zone restoration plan should not result in any additional adverse 
impacts to the Natural Areas and with proper implementation, could increase the functional value 
of the resource.  
 
 
Sincerely, 
 
Ecological Resource Consultants, Inc. 
 

David J. Blauch      Céline M. Pliessnig 
V.P., Senior Ecologist     Staff Ecologist 
 
Enclosures:   Figure 1.  Site Location Map 

Figure 2.  Overall Habitat Quality Map  
Figure 3.  Agricultural Uses Map 
Figure 4.  Habitat Enhancement Potential Map 
Natural Area and Buffer Zone Map 
Appendix A. Photographic Documentation 
Appendix B.  Jurisdictional Wetland Delineation Report 
Appendix C.  Colorado Natural Heritage Program Environmental Review 
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FIGURE 1. Site Location Map 
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Photo 1.  The natural drainage 
onsite is narrow and densely 
vegetated. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 2.  A man-made pond 
north of the Farmers Ditch, 
used by various water fowl. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 3.  The densely vegetated 
natural channel north of the 
pond and south of the Loveland 
and Greeley Canal.  Shrubland 
habitat is apparent on the east 
bank. 
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Photo 4.  Farmers Ditch and the 
Ditch maintenance road 
bisecting the Natural Area south 
of the pond. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 5.  The Loveland and 
Greeley Canal bisecting the 
Natural Area. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 6.  The Loveland and 
Greeley Canal and Ditch 
maintenance road along the east 
Natural Area boundary. 
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Photo 7.  The Loveland and 
Greeley Canal on the west 
perimeter of the Natural Area, 
bordered by dryland farming to 
the east.
Photo 8.  Dryland farming 
along the northeast border of 
the Natural Area. 

Photo 9.  Irrigated crops along 
the northwestern Natural Area 
perimeter. 
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Photo 10.  Dryland farming 
along the southeastern 
perimeter of the Natural Area in 
the background defined by the 
mature deciduous trees. 
Photo 11.  Ditch maintenance 
road along the eastern Natural 
Area boundary and west bank 
of Farmers Ditch, looking 
north.
Photo 12.  Irrigated alfafa fields 
along the western Natural Area 
boundary.  Dryland crops along 
the eastern Natural Area 
boundary are in the 
background. 
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INTRODUCTION 
 
Ecological Resource Consultants, Inc. (ERC) completed a jurisdictional delineation on May 27, 
2003 on the property known herein as the Centerra East Property (property) The property is located 
east of Interstate 25, east of the town of Loveland, in the east half of Section 10 and the southwest 
quarter of Section 11, Township 5 North, Range 68 West, Larimer County, Colorado (Latitude 40° 
24’ 30” N, Longitude 104° 59’ 00” W).  The property is on the northeast corner of the I-25 and 
Highway 34 intersection. The property can be accessed from two dirt roads that follow irrigation 
ditches.   A Site Location Map is included as Figure 1. The jurisdictional delineation was 
completed at the request of the project engineer Northern Engineering Services, Inc. (420 South 
Howes, Suite 202, Fort Collins, CO, 80521, Contact Stan Myers (970-221-4158)).  The Property is 
owned by McWhinney Enterprises (2725 Rocky Mountain Ave., Suite 200, Loveland, CO, 80538 
(970.962.9990)).   
 
 Site Conditions 
 
The Centerra East Property has an average elevation of approximately 4,950 feet above mean sea 
level (amsl). The property is comprised of fairly level farmland with the exception of the natural 
drainage crossing the property from the northeast to the southwest property corner. A majority of 
the property is cultivated land with two large, active irrigation ditches that convey water flowing 
southeast: the Farmers Ditch and the Loveland and Greeley Canal. The Farmers Ditch contained 
flowing surface water while the Loveland and Greeley Canal contained minimal stagnant water at 
the time of the field investigation (refer to Photos 5 and 9).  The Union Pacific Railroad marks the 
north extent of the study area.  The property is bounded by commercial property and the I-25 
frontage road to the west, agricultural land to the north and east, and Highway 34 to the south.  
According to the USGS water feature description, the natural drainage is characterized as an 
intermittent drainage, the pond as a perennial pond, and the irrigation channels by name.  The 
weather during the delineation was warm and sunny, soils were thawed and vegetation growth was 
in the early blooming stages. 
  
Jurisdictional Delineation 
 
The jurisdictional delineation was conducted following the methodology enumerated in the 1987 
Corps of Engineers Wetlands Delineation Manual (Environmental Laboratory, 1987).  During the 
field inspection, dominant vegetation was recorded, representative hydrologic indicators were 
noted and soil samples were examined for hydric indicators.  Areas determined jurisdictional were 
identified in the field with pink “WETLAND BOUNDARY” ribbon.  Each point was sequentially 
labeled alpha-numerically (i.e. A1, A2).  Each point was then surveyed by Northern Engineering 
Services, 420 South Howes Street, Suite 202, Fort Collins, Colorado (970-221-4158) and 
incorporated into the enclosed mapping (refer to Jurisdictional Wetland Delineation Maps, Sheets 1 
and 2). 
 
Identified Jurisdictional Areas 
 
A total of 12.04 acres of jurisdictional habitat was delineated along the natural drainage corridor 
within the Centerra East Property boundaries.  The natural drainage bisects the property from 
northeast to southwest and is fragmented (from north to south) by the Union Pacific Railroad, the 
Loveland and Greeley Canal and the Farmers Ditch. 
 
The Farmers Ditch and the Loveland and Greeley Canal appear to have a significant affect on the 
local groundwater hydrology and therefore have a significant influence on the wetland hydrology 
within the project limits.  The irrigation canals convey a significant quantity of water along  
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the upslope side of the low-lying wetlands associated with the natural drainage way 
identified on site.  The extent to which sustaining wetland hydrology is from irrigation 
water, natural groundwater or irrigation recharge is unclear at this point and would require 
further groundwater hydrology analysis.    
 
Although the wetland parameter of hydrology is in question throughout much of the area, 
the wetland boundary was determined based upon a dominance of hydrophytic vegetation, 
the presence of hydric soils and topography.  The uncertainties associated with the 
hydrological influence of the irrigation canals on the local groundwater table limit the 
ability to differentiate between what may be the historic natural drainage corridor and what 
areas may be man-induced wetlands.  Until irrigation is removed and a more detailed 
groundwater hydrology study can be conducted, the entire delineated wetland area must be 
considered jurisdictional.  If irrigation is removed and a groundwater hydrology study 
indicates near surface groundwater is not present, then a portion of the delineated wetland 
areas may be considered non-jurisdictional and therefore not regulated under Section 404 
of the Clean Water Act. 
 
Upland inclusions exist within the overall mapped wetland boundary, should disturbances 
be proposed in these areas, a more detailed micro-delineation might be appropriate. Most 
of the upland inclusions are found on the east bank of Wetland A (refer to Photo 2).  The 
upland areas are entirely encompassed by wetland habitat and are dominated by upland 
vegetation.  Two prominent upland inclusions located in this area are estimated to measure 
100 feet long by 30 feet wide, and 40 feet wide by 40 feet long.   
 
WETLAND A PALUSTRINE EMERGENT PERSISTENT 
The 5.71 acre area identified with wetland flags A1-A134 delineates the southern reach of the 
natural drainage and associated wetlands north until the Farmers Ditch crossing (refer to Sheet 2).  
At point A42 is the culvert from the Farmers Ditch into the wetland, controlled by a head gate.  The 
wetland habitat is dominated by canary reed grass, broad-leaf cattail, common teasel (Dipsacus 
sylvestris), false Solomon’s seal, water sedge, clustered field sedge, Baltic rush and curly dock 
(refer to Photo 1).  Sustaining hydrology of this wetland appears to be from a naturally high 
groundwater table as well as a potential influence from the Farmers Ditch.  Although primary 
hydrological indicators where not identified during the field analysis hydrology was assumed 
through secondary indicators of hydric soils in combination with a dominance of hydrophytic 
vegetation.  The wetland boundary was determined by dominance of hydrophytic vegetation, 
presence of hydric soils and topographic breaks (refer to Data Forms T1-T9, T14).  The wetland 
habitat continues on the north side of the Farmers Ditch and is delineated by flags C1-C10 and B1-
B91. 
 
WETLAND B RIVERINE/PALUSTRINE EMERGENT PERSISTENT 
The 5.23 acre wetland habitat identified by flags B1-B91 delineates wetland habitat associated with 
the natural drainage, including a small pond (2.91 acres) immediately north of Wetland C and the 
Farmers Ditch (refer to Sheet 1).  The pond is separated from Wetland C by a berm (refer to Photo 
3).  A narrow cattail fringe encompasses the pond and continues north along and within the 
drainage channel, creating a monotypic cattail stand with minimal surface water (refer to Photo 4).  
Dominant vegetation of this wetland is canary reed grass, broad-leaf cattail, Baltic rush, water 
sedge, clustered field sedge and peach-leaf willow.  Sustaining hydrology of this wetland appears 
to be from a naturally high groundwater table as well as a potential influence from the irrigation 
canals.  Although primary hydrological indicators were not identified during the field analysis 
hydrology was assumed through secondary indicators of hydric soils in combination with a 
dominance of hydrophytic vegetation.  The wetland boundary was determined by hydrophytic  
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vegetation breaks, presence of hydric soils and topography (refer to Data Forms T10, T13, T15).  
The wetland habitat continues north to Wetland E (refer to Sheet 1). 
 
WETLAND C PALUSTRINE EMERGENT PERSISTENT 
Area C1-C10 is a 0.17 acre continuation of Wetlands A and B (refer to Sheet 1).  This wetland is 
associated with the Farmers Ditch bank dividing Wetlands A and B, extending into a low-lying 
area of the north ditch bank.  The Farmers Ditch contained approximately one foot of surface water 
during the site visit and headgates that control hydrology to and from Wetlands A and B (refer to 
Photo 5).    Dominant vegetation in this wetland includes canary reed grass, water sedge, broad-leaf 
cattail and peach-leaf willow.  The wetland hydrology is the Farmers Ditch and the pond north of 
the berm.  The wetland boundary was determined by dominance of hydrophytic vegetation and 
presence of hydric soils (refer to Data Form T11).  Wetland habitat continues south into Wetland A 
and north to Wetland B. 
 
WETLAND E PALUSTRINE EMERGENT PERSISTENT 
The 0.60 acre wetland identified with flags E1-E19 is a continuation of Wetland B to an area 
surrounded by barbed wire fencing (refer to Sheet 1).  Dominant vegetation of this wetland is 
broad-leaf cattail, Baltic rush, clustered field sedge, smooth scouring rush, water sedge, false 
Solomon’s seal, and peach-leaf willow (refer to Photo 7).  Sustaining hydrology of this wetland 
appears to be from a naturally high groundwater table as well as a potential influence from the 
Loveland and Greeley Canal.  Although primary hydrological indicators where not identified 
during the field analysis hydrology was assumed through secondary indicators of hydric soils in 
combination with a dominance of hydrophytic vegetation. The wetland boundary was determined 
by the presence of hydric soils, dominance of hydrophytic vegetation and topography.  Wetland 
habitat continues north across the Loveland and Greeley Canal as Wetland F. 
 
Wetland F Palustrine Emergent Persistent 
The 0.33 acre wetland identified with flags F1-F9 is associated with the Loveland and Greeley 
Canal and the natural drainage (refer to Sheet 2).  The wetland habitat extends from the north bank 
of the Canal into the large plains cottonwood stand in the remnant drainage channel (refer to Photo 
8).  Dominant plant species of this wetland include canary reed grass, sandbar willow, plains 
cottonwood, and water sedge.  Sustaining hydrology of this wetland appears to be from a naturally 
high groundwater table as well as a potential influence from the Loveland and Greeley Canal.  
Although primary hydrological indicators where not identified during the field analysis hydrology 
was assumed through secondary indicators of hydric soils in combination with a dominance of 
hydrophytic vegetation.   The wetland boundary was determined by the presence of hydric soils, 
dominance in hydrophytic vegetation and topography (refer to Data Form T13). 
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Hydrophytic Vegetation 
Table 1 lists the dominant hydrophytic vegetation identified in the above delineated wetlands. 
 
Table 1. Identified Hydrophytic Vegetation 
Scientific Name Common Name Rg. 5 Indicator Status* 
Carex aquatilus water sedge  OBL 
Carex praegracilis clustered field sedge FACW 
Carex nebrascensis Nebraska sedge OBL 
Elaeagnus angustifolia Russian olive FAC 
Juncus balticus Baltic rush OBL 
Lemna minor lesser duckweed OBL 
Phalaris arundinacea reed canary grass FACW+ 
Populus deltoides plains cottonwood FAC 
Salix amygdaloides peach-leaf willow FACW 
Typha latifolia broad-leaf cattail OBL 
Smilacina stellata false Solomon’s seal FAC 
Rumex crispus curly dock FACW 
Agrostis stolonifera creeping bentgrass FAC+ 
Cynoglossum officinale houndstongue NI 
Scientific Name Common Name Rg. 5 Indicator Status* 
Toxicodendron rydbergii poison ivy FAC 
*OBL=obligate wetland-occurs an estimated 99% in wetlands 
  FACW=facultative wetland-occurs an estimated 67%-99% in wetlands 
  FAC=facultative-equally occurs in non-wetlands as wetlands 
  NI=No indication 
 
UPLANDS 
The majority of the land within the parcel limits consists of active farmland.  Upland habitat 
adjacent to the wetland habitat on the Centerra East Property consists of native and weedy plant 
species.  The upland plant species include choke cherry (Prunus virginiana), Wood’s rose (Rosa 
woodsii), wild licorice (Glycyrrhiza lepidota), common teasel, Canada thistle (Cirsium arvense), 
musk thistle (Carduus nutans), snowberry (Symphoricarpos albus), flixweed (Descurainia sophia), 
rabbit brush (Chrysothamnus nauseosus), smooth brome (Bromus inermis), hare barley (Hordeum 
leporinum), alfafa (Medicago sativa), and crested wheat grass (Agropyron cristatum).   
 
AREA D 
The 0.07 acre area delineated by flags D1-D7 is an isolated area with a slight dominance of 
hydrophytic plant species and may receive hydrology from the upslope Loveland and Greeley 
Canal (refer to Photo 6).  Soils in this area do not meet the criteria established defining hydric soils 
and therefore do not meet the criteria of a jurisdictional wetland area (refer to Data Form T12).  
This area is located upslope from and east of the natural drainage and west of the adjacent Canal 
(refer to Sheet 1).  The dominant vegetation includes young plains cottonwood trees, Russian olive, 
clustered field sedge, Canadian thistle, smooth brome, and a small 4 square foot patch of broad-leaf 
cattail remnants in a small man-made hole associated with irrigation.  This area does not meet the 
hydric soil characteristics in defining a jurisdictional wetland.  
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      Celine Pliessnig 

nclosures:   Photographic Documentation 

s                      

 
c: Stan Myers, Northern Engineering Services, Inc. 

 
Summary 
 
ERC has identified 12.04 acres of jurisdictional habitat within the limits of the Centerra East 
Property.  Five jurisdictional areas have been delineated in the field and mapped on the enclosed 
Jurisdictional Delineation Maps (Sheets 1 and 2).  Much of the wetland habitat delineated is 
influenced by irrigation practices but all areas exhibit jurisdictional wetland characteristics, 
with the exception of Area D.  In the event further hydrological studies are conducted and 
determine the sole source of sustaining hydrology is irrigation induced, jurisdictional 
wetland habitat may be reduced.  No characteristics of significantly high quality wetland have 
been identified such as the presence of histosols or fens.  The identified Jurisdictional wetland 
areas are regulated by the US Army Corps of Engineers (Corps).  Activities that result in 
disturbance of these areas will require prior authorization from the Corps under Section 404 of the 
Clean Water Act. 
 
 
Sincerely, 
 
Ecological Resource Consultants, Inc. 

 
Senior Principal, Ecologist    Staff Ecologist 
 
E
  Figure 1.  Site Location Map 

Jurisdictional Delineation Map
Wetland Determination Data Forms 

C
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Photo 1.  Wetland A, looking 
north up the drainage from the 
frontage road. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 2.  Looking east across     
Wetland A from the upland 
habitat. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 3.  The pond in Wetland 
B, north of the berm between 
the Wetland C and Wetland B. 
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Photo 4.  The main channel of 
Wetland B,  looking north. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 5.  Wetland C and the 
associated Farmers Ditch, 
looking to the east. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 6.  Area D, upslope from 
Wetland B and downslope from 
the Loveland and Greeley 
Canal. 
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Photo 7.  Wetland E looking 
south at Wetland B from the 
Loveland and Greeley Canal. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 8.  Wetland F on the 
north bank of the Loveland and 
Greeley Canal. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 9.  The Loveland and 
Greeley Canal, looking south, 
with the natural drainage 
channel (Wetland B) to the east. 
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FIGURE 1. Site Location Map 
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INTRODUCTION 
 
Ecological Resource Consultants, Inc. (ERC) has prepared this Preliminary Environmentally 
Sensitive Areas Report for a parcel of land proposed for potential future development, known 
herein as the Myers Group No. 949 3rd Subdivision Property (Site).  The Site is located in the 
vicinity of City of Loveland in Larimer County Colorado.  This assessment was conducted to 
identify natural features and/or, ecologically sensitive areas which may occur on or around the 
Site.  Natural features and/or ecologically sensitive areas in the context of this assessment may 
include: City of Loveland Natural Areas, stream corridors, wetlands, mature stands of vegetation, 
natural vegetation communities, significant habitat for wildlife and threatened, endangered or 
species of concern. 
 
ERC performed an onsite assessment of the Site on February 2, 2005 with subsequent literature 
review.  The weather was sunny, clear and cool, soils thawed and vegetation was dormant.  The 
onsite assessment included documentation of potential wetland habitat, major vegetation 
communities, dominant flora associated with each community, unique natural features, wildlife 
habitats and observations of wildlife species. 
 
GENERAL SITE DESCRIPTION 
 
The Site is located in the northwest ¼ of Section 3, Township 5 North, Range 68 West in 
Loveland, Larimer County, Colorado (40° 25’ 53” Latitude, 105° 59’ 48” Longitude).  The Site is 
bound by I-25 to the east, Crossroads Blvd to the north, Rocky Mountain Ave to the west and the 
Union Pacific Railroad to the south.  The Site includes approximately 170-acres of relatively 
level, undeveloped agricultural land at an average elevation of 5020 feet above mean sea level 
(msl).  No structures, facilities or buildings were present on the Site although earthwork and 
building construction was underway on adjacent properties.  The Site is devoid of any significant 
natural features, vegetation or habitat as a result of historic agricultural land practices.   Dominant 
vegetation across the site consists of weeds and cover crop stubble.  The Site has been in 
agricultural production at least dating back to the 1960’s. 

       
Figure 1. Vicinity Map 
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Figure 2.  USGS 7.5 Minute Series Topographic Map of the Site 
 
 
ARMY CORPS OF ENGINEERS JURISDICTIONAL WETLANDS 
 
The US Army Corps of Engineers (USACE) regulates wetlands under Section 404 of the Clean 
Water Act.  The Clean Act (33CFR Sec 328.3 b) defines wetlands as “those areas that are 
inundated or saturated by surface or ground water at a frequency and duration sufficient to 
support and that under normal circumstances do support, a prevalence of vegetation typically 
adapted for life in saturated soil conditions”.  ERC conducted a preliminary routine wetland 
delineation on the Site following the methodology enumerated in the 1987 Corps of Engineers 
Wetlands Delineation Manual (Environmental Laboratory, 1987) to identify the presence/absence 
of jurisdictional wetlands.  During the field inspection, dominant vegetation was recorded, 
representative hydrologic indicators were noted and soil samples were examined for hydric 
indicators.  In order for an area to be classified as a jurisdictional wetland the following three 
parameters must be present: (1) >50% of the dominant vegetation must be hydrophytic, (2) soils 
must exhibit hydric characteristics within the upper 12” of the soil profile and (3) indications of 
wetland hydrology must be present. 
 
The Site does not contain jurisdictional wetlands.  The Site is devoid of natural vegetation from 
agricultural land practices.  No hydrophytic vegetation was identified.  No natural defined 
drainages or topographic low-lying areas are present.  Review of USGS topographic maps and 
aerial photography do not depict the presences of drainages, streams, ponds, lakes or marsh areas 
on the Site.  The Larimer County Soil Survey identifies the dominant soil type as Weld Silt Loam 
(0-3% slope) with inclusions of Wiley Silt Loam (0-3% slope).  The Weld Series consists of deep, 
well drained soils that formed in uniform textured silty, wind-deposited materials and are found 
on uplands.  Weld series soils have a slow runoff potential and slight hazard of erosion.  Weld or 
Wiley soil series are not listed as Hydric Soils in Colorado (NRCS, 1995) nor were hydric soil 
characteristics identified onsite. 
 
• No jurisdictional wetlands occur on the Site 
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CITY OF LOVELAND NATURAL AREAS 
 
The City of Loveland has established standards to protect known natural habitat areas and special 
features prior to City approval of a proposed development plan.  The standards are intended to 
protect natural habitat areas and special features both on a site and in the vicinity of a site. Any 
proposed development site that contains, or is within 500 feet of a natural habitat area or special 
feature requires an ecological characteristic study to document existing ecological condition of a 
site. The location of natural areas have been identified in The City of Loveland’s, In the Nature of 
Things (Revised Oct, 1996).  This document defines Natural Areas as undeveloped lands 
containing potential natural values such as wildlife habitat, plant diversity and wetlands.  129 
Natural areas are identified in the study and rated.  Numeric quality ratings were given to 14 
environmental attributes.  The ratings range from 1 (considered low) to 10 (considered high).   
 
No City of Loveland Natural Areas are identified on the Site.    Houts Reservoir (Natural Area 1) 
and Equalizer Lake (Natural Area 2) are located over 2,000 feet southeast from the closest corner 
of the Site.    Houts Reservoir is of relatively high ecological value but has an overall habitat 
rating of 5.  Boyd Lake (Natural Area 93) at its shortest distance is approximately 1-mile west of 
the Site.  Boyd Lake Natural Area is considered of relatively high ecological value with an 
overall habitat rating of 8. 
 
• No City of Loveland Natural Areas are identified on or within 500 feet of the Site. 
 

 
Figure 3. City of Loveland Natural Areas (In the Nature of Things, 1996) 
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SCREENING OF THREATENED, ENDANGERED, AND SPECIES OF CONCERN 
 
The Endangered Species Act (ESA) of 1973 was enacted by the United States to conserve the 
ecosystems upon which endangered and threatened species depend and to conserve and recover 
listed species.   Under the law, species may be listed as either “endangered” or “threatened”.  The 
ESA is administered by the US Fish and Wildlife Service.  The following threatened, endangered 
or of concern species have been identified as potential inhabitants or that the county is within the 
historical range of the species based on general habitat requirements and US Fish and Wildlife 
Service Ecological Services Colorado Field Office Summary Charts (Federally Listed and 
Candidate Species and Their status in Colorado Summary Chart for Larimer County, effective 
May 20, 2003), 
 

• Bald Eagle (Haliaeetus leucocephalus)- Listed Threatened 
• Interior least tern (Sterna antillarum athalossos)- Listed Endangered 
• Piping plover (Charadruis melodus)- Listed Threatened 
• Colorado butterfly plant (Guara neomexicana ssp. coloradensis)-Listed Threatened 
• Preble’s meadow jumping mouse (Zapus hudsonius preblei)-Listed Threatened 
• Ute ladies’-tresses (Spiranthes diluvialis)-Listed Threatened 
• Whooping crane (Grus americana)-Listed Endangered 
• Black-tailed prairie dog (Cynomys ludovicianus)-State Species of Concern 
• Other State Species of Concern 

 
A brief species profile and presence/absence determination is provided for each species based on 
literature review and specific habitat requirements. 
 
Bald eagle  
The bald eagle is listed as federally threatened under the ESA.  Bald eagles are usually winter 
residents of Colorado.  These raptors are commonly found in lower elevation grasslands and 
semi-deserts near prairie dog towns and open water (i.e. rivers, reservoirs).  Neither Bald eagle 
nests nor individuals were observed on or near the Site during the assessment.  Bald eagles are 
known to frequent the lands immediately surrounding Houts Reservoir, Equalizer Lake and Boyd 
Lake.  Any change of land use on the Site should not adversely affect the continued existence or 
available habitat of this species.   
 
Interior least tern 
The interior least tern (Tern) is listed as a federally endangered species under the ESA.  Tern 
habitat consists of sparsely vegetated sand and gravel bars in wide river channels or salt flats 
along shorelines.  The breeding range of the Tern has extended from Texas to Montana and from 
eastern Colorado and New Mexico to southern Indiana.  Nesting habitat is usually located well 
above the water line on wide, sparsely vegetated sandbars and shores.  Any change in land use on 
Site should not adversely affect the continued existence or available habitat of this species. 
 
Piping plover 
The piping plover (Plover) is listed as federally endangered under the ESA.  The Colorado Plover 
population is a breeding population arriving in April and leaving by the end of May. Breeding 
habitat includes sparsely vegetated, wide sandy shorelines, sandbars in rivers and sandy wetland 
pastures.  Typically, vegetative cover in potential nesting habitat is less than five percent.  Any 
change in land use on the Site should not adversely affect the continued existence or available 
habitat of this species. 
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Colorado butterfly plant  
The Colorado butterfly plant is listed as federally threatened under the ESA.  This plant species is 
a short-lived, perennial herb endemic to moist soils in mesic or wet meadows of floodplain areas 
in southeastern Wyoming, north central Colorado, and extreme western Nebraska, between 
elevations of 5,800 feet and 6,000 feet (Spackman et. al., 1997).  This early to mid-seral stage 
species occurs primarily in habitats created and maintained by streams active within their 
floodplains, with vegetation that is relatively open and not overly dense or overgrown.    Site 
elevation and existing vegetation on the Site is atypical of the butterfly plant habitat.  Any change 
in land use on the Site should not adversely affect the continued existence or available habitat of 
this species. 
  
Preble’s meadow jumping mouse 
The Preble’s meadow jumping mouse (PMJM) is listed as a federally threatened species under the 
ESA.  The PMJM range extends from southwestern Wyoming through eastern Colorado 
generally below 7,600 feet.  Armstrong et.al. (1997) described typical PMJM habitats as “well-
developed plains riparian vegetation with relatively undisturbed grassland and a water source in 
close proximity.”  Also noted was a preference for “dense herbaceous vegetation consisting of a 
variety of grasses, forbes and thick shrubs” (Fish and Wildlife Service, 2004).  PMJM habitat 
does not exist on the Site.  Any change in land use on the Site should not adversely affect the 
continued existence or available habitat of this species. 
 
Ute ladies’-tresses 
The Ute ladies’-tresses orchid (Orchid) is listed as federally threatened under the ESA.  The 
Orchid occurs in seasonally moist soils and wet meadows near springs, lakes, or perennial 
streams and their associated floodplains below 6,500 feet elevation in certain areas in Utah, 
Colorado, Idaho, Wyoming, and Nevada.  Typical sites include old stream channels and alluvial 
terraces, subirrigated meadow and other sites where the soil is saturated to within 18” of the 
surface at least temporarily during the spring or summer growing seasons.  Orchids do not 
typically occur on highly disturbed or modified sites such as highway rights-of-way, upland sites 
including prairie dog towns, shortgrass prairie and sagebrush rangeland, sites entirely inundated 
by standing water including monocultures of cattails or Olney’s three-square.  The Site does not 
exhibit characteristics typical of the Orchid habitat.  Any change in land use on the Site should 
not adversely affect the continued existence or available habitat of this species. 
 
Whooping crane 
The whooping crane (Crane) is listed as a federally endangered species under the ESA.  Cranes 
typically live in mudflats around reservoirs and in agricultural areas.  While wintering they live 
on salt flats that are dominated by coastal salt grass.  Their nesting grounds are wetland 
communities dominated by bulrush.  In Colorado the Crane occurs only as a migrant, stopping 
over in the San Luis Valley for four to six weeks during February and March and in the western 
valleys, especially Mesa, Delta and Gunnison Counties (CDOW).  The Site does not contain 
habitat typically utilized by the Crane.  Any change in land use on the Site should not adversely 
affect the continued existence or available habitat of this species. 
 
Black-tailed prairie dog 
The black-tailed prairie dog is currently listed as a state species of special concern by the CDOW.  
Prairie dogs have become an important political, social, economic, and ecological issue in the 
Front Range region of Colorado.  Nationally, less than 2 percent of pre-settlement prairie dog 
populations exist today, due to a combination of habitat loss and targeted extermination.  Short-
grass species commonly eaten by prairie dogs include buffalo grass and blue grama.  Prairie dogs 
play an important role in the overall ecosystem, not only creating an unique ecosystem for their 
species, but they also create habitat and are a food source for a number of other federally and 
state-listed threatened or endangered species.  No prairie dog colonies exist on the Site.  Any 
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change in land use on the Site should not adversely affect the continued existence or available 
habitat of this species. 
 
Other State Species of Concern 
The Colorado Division of Wildlife (CDOW) has identified State Species of Special Concern, 
which are species or subspecies of native wildlife populations that are currently vulnerable in 
their Colorado range and have the potential to become threatened or endangered species (CNHP, 
1999).  State Species of Special Concern are not protected under State regulations but the ‘take’ 
of individuals and disturbance of their habitat is strongly discouraged.  Colorado Species of 
Special Concern which may exist on or utilize the Site are listed as follows, although these 
species were not directly observed on the Site.  Any potential land use changes are recommended 
to avoid disturbance or the ‘take’ of these species.  

• Common garter snake (Thamnophis sirtalis) 
• Ferruginous hawk (Buteo regalis) 
• Mountain plover (Charadrius montanus) 
• Swift fox (Vulpes velox) 
• Western snowy plover (Charadrius alexandrinus nivosus) 

 
 
• The Site does not exhibit the presence or potential habitat of threatened, endangered or 

species of concern.  
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GENERAL HABITAT DESCRIPTION AND WILDLIFE USE 
 
An assessment was conducted on the Site to identify and document the presence of natural 
vegetation communities, the presence of wildlife and potential wildlife use or habitat.  The Site 
was traversed on February 2, 2005 by ERC and observations documented.     
                                                                                                                        
Wildlife can utilize the general landscape in a multitude of ways.  Wildlife can use specific 
habitats as areas of permanent inhabitance, seasonal inhabitance, migratory routes or as a 
temporary shelter, or for foraging.  Agricultural land typically is not considered of high ecological 
value to wildlife but this type of habitat does provide many beneficial values.  These lands can 
provide forage and hunting grounds, refuge, nesting, food sources and provide general “open 
space”. 
 
The Site is comprised entirely of active agricultural land, primarily historically utilized for 
dryland farming.  Routine cultivation has prohibited the development of any significant natural 
features or vegetation on the Site.  No natural grasslands or shrub and tree communities exist on 
the Site.  Dominant vegetation across the Site consists of weeds and cover crop stubble.  Noxious 
weeds are present along the perimeter of the Site.  Agricultural land, although limited in habitat 
and vegetation species diversity, does provide a unique and important component in the 
environment.  Surrounding residential and commercial development and roadways accompanied 
by lack of vegetation cover limits the utilization of the Site by wildlife.  The Site is primarily 
utilized by avian species and small mammals for foraging. Some waterfowl may also use the site 
for resting and foraging due to its close proximity to Houts Reservoir, Equalizer Lake and Boyd 
Lake due to the open undeveloped nature of the Site.  During the site assessment numerous 
locally common upland birds were observed across the Site.  
 
Houts Reservoir (Natural Area 1), the adjacent property to the southwest provides habitat for a 
wide array of waterfowl and raptors including red-tailed hawks (Buteo jamaicensis), bald eagles 
(Haliaeetus leucocephalus), geese (Branta canadensis), blue heron (Andea herodias), mallards, 
teals and American White Pelican (Pelecanus erthrorhynchos) which may only utilize the Site in 
passing. The use of the Site by any wildlife is limited due to the lack of structure, cover, natural 
vegetation and routine agricultural land practices.  Mammal use is also limited on the Site due to 
the relatively lack of any significant connecting movement corridors.  The Site is relatively 
isolated by surrounding development and roadways.  Although not directly observed smaller 
mammals common to the region such as coyote (Canis latrans), red fox (Vulpes vulpes), raccoon 
(Procyon lotor), skunk (Mephitus spp.), rabbits (Sylvilagus spp.), squirrels (Sciurus spp.), mice 
(Peromysucus spp.), and voles (Microtus spp.) may utilize the Site. 
 
• No significant natural vegetation communities, wildlife habitat (or wildlife) exist on the 

Site. 
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MIGRATORY BIRD TREATY ACT 
 
Migratory birds are protected under the Migratory Bird Treaty Act of 1918 (MBTA) (16 U.S.C. 
730-712).  The MBTA makes it illegal for anyone to take, possess, import, export, transport, sell, 
purchase barter, or offer for sale, purchase, or barter any migratory bird, or the parts, nests, or 
eggs of such a bird except under the terms of a valid permit issued pursuant to Federal 
regulations.  In Colorado all birds except for the European starling (Sturna vulgaris), house 
sparrow (Passer domesticus), and rock dove (Columba livia) are protected under the MBTA.  A 
total of 523 migratory bird species are known to occur in the Mountain-Prairie Region (Region 6, 
Montana, Wyoming, Utah, North Dakota, South Dakota, Nebraska, Kansas and Colorado); 320 of 
the 523 migratory bird species are known to breed in USFWS Region 6.   

 
This screening does not guarantee migratory bird nests do not exist or will not be encountered 
during future activities.  If the “take” of any migratory bird species or nests is required in the 
future, notification for examination should be made to ERC or the USFWS, Non-game Migratory 
Bird Coordinator (Stephanie Jones) at (303) 236-8155 ext 253.  Future coordinators of land use 
activities should be aware that the “take” of an occupied nest requires a Nest Depredation Permit, 
issued by the U.S. Fish and Wildlife Service, before removing, disturbing or destroying any 
occupied nest on the Property. 
 
• Migratory birds do exist in the general vicinity of the Site and may potentially nest in the 

open agricultural lands within the Site.  Such birds are protected under the MBTA, and killing 
or possession of these birds (or their parts and nests) is prohibited under the MBTA.   

 

 

 

Figure 4.  Site Aerial Photography June 2003. 
Depicts current agricultural land use practices and lack of natural features or environmentally 
sensitive areas onsite.   
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Photo 2.  View southwest across the Site 
towards Houts Reservoir, Equalizer Lake and 
Long’s Peak in the distance.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Photo 1.  View east along the southern Site 
boundary and UP Railroad towards I-25 in 
the background. 
 

Photo 3.  View south along the western Site 
boundary (Rocky Mountain Ave).  

Photo 4.  View northwest across the Site.  
Note the lack of any natural features. 

 

Photo 5.  View north across the Site.  Note 
the agricultural land use and lack of any 
natural features. 

Photo 6.  View south across the Site.  Note 
the agricultural land use and lack of any 
natural features. 
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SUMMARY 
 
Ecological Resource Consultants, Inc. has prepared this Preliminary Environmentally Sensitive 
Areas Report for the Myers Group No. 949 3rd Subdivision Property (Site).  This Report was 
conducted to identify natural features and/or, ecologically sensitive areas which may occur on or 
around the Site.  Natural features and/or ecologically sensitive areas in the context of this Report 
may include: City of Loveland Natural Areas, stream corridors, wetlands, mature stands of 
vegetation, natural vegetation communities, significant habitat for wildlife and threatened, 
endangered or species of concern. 
 
A summary of findings is provided as follows: 
 
• The Site is primarily abandon agricultural land with no significant natural features or 

vegetation 
 
• No jurisdictional wetlands exist on the Site  
 
• No City of Loveland Natural Areas are identified on the Site or within 500 feet 
 
• No significant natural vegetation communities, wildlife habitat or wildlife was identified on 

the Site 
 
• The Site does not exhibit the presence or potential habitat of threatened, endangered or 

species of concern protected under the Endangered Species Act  
 
• Migratory birds do exist in the general vicinity of the Site and may potentially nest in the 

open agricultural lands within the Site.  Such birds are protected under the Migratory Bird 
Treaty Act (MBTA), and killing or possession of these birds (or their parts and nests) is 
prohibited under the MBTA. 

 
• Any proposed future land use changes should not have a potential adverse effect on 

“environmentally sensitive areas” as defined by the City of Loveland. 
  
 
This study has been prepared by: 
 
 
Ecological Resource Consultants, Inc. 
 

 
David J. Blauch, Senior Ecologist 
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INTRODUCTION 
 
Ecological Resource Consultants, Inc. (ERC) has prepared this Preliminary Ecological 
Assessment for two individual parcels of land proposed for potential future development, known 
herein as the Colorado College Property and the Spreng Property.  The properties are located in 
the vicinity of City of Loveland in Larimer County Colorado.  This assessment was conducted to 
identify natural features and/or, ecologically sensitive areas which may occur on or around the 
properties.  Natural features and/or ecologically sensitive areas in the context of this assessment 
may include: stream corridors, wetlands, mature stands of vegetation, natural vegetation 
communities, significant habitat for wildlife and threatened, endangered or species of concern. 
 
ERC performed an onsite assessment of each property on May 14, 2004 with subsequent 
literature review.  The weather was sunny, clear and warm, soils thawed and vegetation was 
emerging and/or in bloom.  Onsite assessments included documentation of wetland habitat, major 
vegetation communities, dominant flora associated with each community, unique natural features, 
wildlife habitats and observations of wildlife species. 
 
GENERAL SITE DESCRIPTION 
 
Colorado College Property 
The Colorado College Property is located in the northern half of Section 4, Township 5 North, 
Range 68 West in Loveland, Larimer County, Colorado (40° 22’ 56” Latitude, 105° 08’ 57” 
Longitude), on the north side of County Road 24E.  The property includes 127.1 acres of 
relatively level, undeveloped agricultural land at an average elevation of 4975 feet above mean 
sea level (msl).  No structures, facilities or buildings were present on the property.  The Union 
Pacific Railroad borders the property along the northeast, County Road 24E forms the southern 
property boundary and County Road 9 (Boyd Lake Avenue) forms the western boundary.  The 
property is devoid of any significant natural features, vegetation or habitat as a result of routine 
agricultural land practices.  The property has been in agricultural production at least dating back 
to the 1960’s. 
 
Spreng Property 
The Spreng Property is located east of Interstate 25, east of the City of Loveland, in the northeast 
quarter of Section 11, Township 5 North, Range 68 West, Larimer County, Colorado (Latitude 
40° 25’ 52” N, Longitude 104° 58’ 52” W) at an average elevation of 5000 feet msl.  The 
property can be accessed from the intersection of HWY 34 and CR 3.  From the intersection 
follow CR 3 north, approximately 0.5 miles. The property is located on the west side of CR 3.  A 
high tension power line bisects the center of the property from east to west.  A dirt road 
encompasses the northern, western and southern boundaries providing access.  The property 
occupies 160.4 acres of land and is devoid of any significant natural features, vegetation or 
habitat as a result of routine agricultural land practices.  The property has been in agricultural 
production at least dating back to the 1960’s. 
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    Figure 1. Vicinity Map 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ARMY CORPS OF ENGINEERS JURISDICTIONAL WETLANDS 
 
The US Army Corps of Engineers (USACE) regulates wetlands under Section 404 of the Clean 
Water Act.  The Clean Act (33CFR Sec 328.3 b) defines wetlands as “those areas that are 
inundated or saturated by surface or ground water at a frequency and duration sufficient to 
support and that under normal circumstance4s do support, a prevalence of vegetation typically 
adapted for life in saturated soil conditions”.  ERC conducted a preliminary routine wetland 
delineation on each of the two properties following the methodology enumerated in the 1987 
Corps of Engineers Wetlands Delineation Manual (Environmental Laboratory, 1987) to identify 
the presence/absence of jurisdictional wetlands.  During the field inspection, dominant vegetation 
was recorded, representative hydrologic indicators were noted and soil samples were examined 
for hydric indicators.  In order for an area to be classified as a jurisdictional wetland the following 
three parameters must be present: (1) >50% of the dominant vegetation must be hydrophytic, (2) 
soils must exhibit hydric characteristics within the upper 12” of the soil profile and (3) indications 
of wetland hydrology must be present. 
 
Colorado College Property 
The Colorado College property does not contain jurisdictional wetlands.  The property is devoid 
of natural vegetation from agricultural land practices.  No hydrophytic vegetation was identified.  
No defined drainages or topographic low-lying areas are present.  Review of USGS topographic 
maps and aerial photography do not depict the presences of drainages, streams, ponds, lakes or 
marsh areas on the property.  The Larimer County Soil Survey identifies the dominant soil type as 
Ulm Clay Loam (0-3% slope) with inclusions of Wiley Silt Loam and Nunn Clay Loam.  Ulm 
Clay Loam is a nearly level, deep, well-drained soil that formed in mixed alluvium from shale.  
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Nunn and Wily soils are also deep, well drained soils.  These soils are typically used for irrigated 
and dryland farmed crops and for pasture and native grasses.  Ulm, Wiley or Nunn soil series are 
not listed as Hydric Soils in Colorado (NRCS, 1995) nor were hydric soil characteristics 
identified onsite. 
 
• No jurisdictional wetlands occur on the Colorado College Property 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photo 1 and 2.  Example of dryland agricultural practices on the Colorado College Property 
and absences of potential wetland habitat. 
 

 
 
Figure 2.  USGS 7.5 Minute Series Topographic Map of the Colorado College Property 
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Spreng Property  
The Spreng property does not contain jurisdictional wetlands.  The property is devoid of natural 
vegetation from routine agricultural land practices.  No hydrophytic vegetation was identified.  
No defined drainages or topographic low-lying areas are present.  Review of USGS topographic 
maps and aerial photography do not depict the presences of drainages, streams, ponds, lakes or 
marsh areas on the property.  The Larimer County Soil Survey identifies the dominant soil type as 
Weld Silt Loam with inclusions of Wiley Silt Loam.  Weld Silt Loam is a nearly level, deep, 
well-drained soil that formed in uniform textured, silty, wind deposited material.  Wiley soils are 
also deep, well drained soils.  These soils are found in upland areas and are typically used for 
irrigated and dry land farmed crops.  Weld and Wiley soils are not listed as Hydric Soils in 
Colorado (NRCS, 1995) nor were hydric soil characteristics identified onsite. 
 
• No jurisdictional wetlands occur on the Spreng Property 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photo 3 and 4.  Example of dryland agricultural practices of the Spreng Property and 
absence of potential wetland habitat. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 3.  USGS 7.5 Minute Series Topographic Map of the Spreng Property 
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CITY OF LOVELAND NATURAL AREAS 
 
The City of Loveland has established standards to protect known natural habitat areas and special 
features prior to City approval of a development plan.  The standards are intended to protect 
natural habitat areas and special features both on a site and in the vicinity of a site. Any proposed 
development site that contains, or is within 500 feet of a natural habitat area or special feature 
requires an ecological characteristic study to document existing ecological condition of a site. The 
location of natural areas have been identified in The City of Loveland’s, In the Nature of Things 
(Revised Oct, 1996).  This document defines Natural Areas as undeveloped lands containing 
potential natural values such as wildlife habitat, plant diversity and wetlands.  129 Natural areas 
are identified in the study and rated.  Numeric quality ratings were given to 14 environmental 
attributes.  The ratings range from 1 (considered low) to 10 (considered high).   
 
Colorado College Property 
No City of Loveland Natural Areas are identified on the Colorado College Property.  Boyd Lake 
(Natural Area 93) at its shortest distance is approximately 1,100 feet south of the property.  Houts 
Reservoir (Natural Area 1) is located approximately 850 feet south of the property.  Boyd Lake 
Natural Area is considered of relatively high ecological value with an overall habitat rating of 8.  
Houts Lake is also of relatively high ecological value but has an overall habitat rating of 5.   
 
• No City of Loveland Natural Areas are identified on the Colorado College Property nor 

within 500 feet of the property. 
 
Spreng Property 
No City of Loveland Natural Areas are identified on the Spreng Property.  Natural Area 99 is the 
closest Natural Area to the property located over 4,000 feet to the southwest. 
 
• No City of Loveland Natural Areas are identified on the Spreng Property nor within 

500 feet of the property. 
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Figure 4. City of Loveland Natural Areas (In the Nature of Things, 1996) 
 

Spreng Property
Colorado College 

Property 
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SCREENING OF THREATENED, ENDANGERED, AND SPECIES OF CONCERN 
 
The Endangered Species Act (ESA) of 1973 was enacted by the United States to conserve the 
ecosystems upon which endangered and threatened species depend and to conserve and recover 
listed species.   Under the law, species may be listed as either “endangered” or “threatened”.  The 
ESA is administered by the US Fish and Wildlife Service.  The following threatened, endangered 
or of concern species have been identified as potential inhabitants or that the county is within the 
historical range of the species for each of the two properties based on general habitat 
requirements and US Fish and Wildlife Service Ecological Services Colorado Field Office 
Summary Charts (Federally Listed and Candidate Species and Their status in Colorado Summary 
Chart for Larimer County, effective May 20, 2003), 
 

• Bald Eagle (Haliaeetus leucocephalus)- Listed Threatened 
• Black-footed ferret (Mustela nigripes)-Listed Endangered 
• Black-tailed prairie dog (Cynomys ludovicianus)-Candidate for Listing 
• Colorado butterfly plant (Guara neomexicana ssp. coloradensis)-Listed Threatened 
• Eskimo curlew (Numenius borealis)-Listed Endangered 
• Preble’s meadow jumping mouse (Zapus hudsonius preblei)-Listed Threatened 
• Ute ladies’-tresses (Spiranthes diluvialis)-Listed Threatened 
• Whooping crane (Grus americana)-Listed Endangered 

 
A brief species profile and presence/absence determination is provided for each species based on 
literature review and specific habitat requirements. 
 
Bald eagle  
The bald eagle is listed as federally threatened under the ESA.  Bald eagles are usually winter 
residents of Colorado.  These raptors are commonly found in lower elevation grasslands and 
semi-deserts near prairie dog towns and open water (i.e. rivers, reservoirs).  Neither Bald eagle 
nests nor individuals were observed within or near each of the two properties during the 
assessment.  Therefore any change of land use on the properties should not adversely affect the 
continued existence or available habitat of this species.   
 
Black-footed ferret 
The black-footed ferret is listed as federally endangered under the ESA.  The ferret is dependent 
on black-tailed prairie dog colonies for food, shelter and rearing young.  According to the Black-
footed Ferret Survey Guidelines for Compliance with the Endangered Species Act (US Fish and 
Wildlife Service, 1989), black-footed ferrets require over 80 acres of active black-tailed prairie 
dog towns or complex for a sustainable population.  A prairie dog town or complex of this size 
does not exist on either of the properties nor in the surrounding areas.  Neither black-footed 
ferrets nor their specific habitat was observed on or surrounding the properties.  Therefore any 
change in land use on the properties should not adversely affect the continued existence or 
available habitat of this species.  
 
Black-tailed prairie dog 
The black-tailed prairie dog is currently a candidate species for listing under the ESA.  Prairie 
dogs have become an important political, social, economic, and ecological issue in the Front 
Range region of Colorado.  Nationally, less than 2 percent of pre-settlement prairie dog 
populations exist today, due to a combination of habitat loss and targeted extermination.  The US 
Fish and Wildlife Service has determined that adding the black-tailed prairie dog to the federal 
list of threatened or endangered species is “warranted but precluded” at this time due to 
administrative and fiscal limitation within the agency (City of Broomfield, 2001).  Short-grass 
species commonly eaten by prairie dogs include buffalo grass and blue grama.  Prairie dogs play 
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an important role in the overall ecosystem, not only creating an unique ecosystem for their 
species, but they also create habitat and are a food source for a number of other federally and 
state-listed threatened or endangered species.  No prairie dog colonies exist on the properties; 
therefore any change in land use should not adversely affect the continued existence or available 
habitat of this species.  
 
Colorado butterfly plant  
The Colorado butterfly plant is listed as federally threatened under the ESA.  This plant species is 
a short-lived, perennial herb endemic to moist soils in mesic or wet meadows of floodplain areas 
in southeastern Wyoming, north central Colorado, and extreme western Nebraska, between 
elevations of 5,800 feet and 6,000 feet (Spackman et. al., 1997).  This early to mid-seral stage 
species occurs primarily in habitats created and maintained by streams active within their 
floodplains, with vegetation that is relatively open and not overly dense or overgrown.  The 
disturbance of riparian areas that contain native grasses by agricultural conversion, water 
diversions, channelization, and urban development threaten the species existence (Federal 
Register, 2000).  Vegetation within the properties is atypical of the butterfly plant habitat. The 
average elevation of the properties is uncharacteristic of typical habitats.  Any change in land use 
on the properties should therefore not adversely affect the continued existence or available habitat 
of this species 
 
Eskimo curlew 
The Eskimo curlew is listed as federally endangered under the ESA.  This avian species is nearly 
extinct due to over hunting.  Further, winter and migratory stopover habitat has been degraded by 
agricultural and commercial development.  Historic migration patterns suggest a spring route 
through central plains with stopovers in tallgrass prairies and less frequently in mixed-grass 
prairies.  Typical stopover habitats are not present on the properties or in surrounding properties 
and the curlew is not known to use the area as a migration corridor (Bird Atlas, 1998).  Any 
change in land use on the properties should therefore not adversely affect the continued existence 
or available habitat of this species. 
   
Preble’s meadow jumping mouse 
The Preble’s meadow jumping mouse (PMJM) is listed as a federally threatened species under the 
ESA.  The mouse’s range extends from southwestern Wyoming through eastern Colorado 
generally below 7,600 feet.  Armstrong et.al. (1997) described typical mouse habitats as “well-
developed plains riparian vegetation with relatively undisturbed grassland and a water source in 
close proximity.”  Also noted was a preference for “dense herbaceous vegetation consisting of a 
variety of grasses, forbes and thick shrubs” (Fish and Wildlife Service, 2004).  The Colorado 
Natural Heritage Program database search resulted in one observation of the PMJM in 1895 
(Report Generated:  June 24, 2003).  The location is not section-specific due the time period and 
the credibility of the observer is unknown.   The US Fish and Wildlife Service (USFWS) PMJM 
database lists two trapping efforts proximate to the properties with negative results.  Farmer’s 
Ditch at County Road 17 was trapped in 2001 with no evidence of PMJM populations and the Big 
Thompson, west of I-25 was trapped with negative results.  Preble’s meadow jumping mouse 
habitat does not exist on the properties.  Therefore, any change in land use should not adversely 
affect the continued existence or available habitat of this species. 
 
Ute ladies’-tresses 
The Ute ladies’-tresses orchid (Orchid) is listed as federally threatened under the ESA.  The 
Orchid occurs in seasonally moist soils and wet meadows near springs, lakes, or perennial 
streams and their associated floodplains below 6,500 feet elevation in certain areas in Utah, 
Colorado, Idaho, Wyoming, and Nevada.  Typical sites include old stream channels and alluvial 
terraces, subirrigated meadow and other sites where the soil is saturated to within 18” of the 
surface at least temporarily during the spring or summer growing seasons.  Orchids do not 
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typically occur on highly disturbed or modified sites such as highway rights-of-way, upland sites 
including prairie dog towns, shortgrass prairie and sagebrush rangeland, sites entirely inundated 
by standing water including monocultures of cattails or Olney’s three-square.  The properties do 
not exhibit characteristics typical of the Orchid habitat.  Any change in land use on the properties 
should therefore not adversely affect the continued existence or available habitat of this species 
 
Whooping crane 
The whooping crane is listed as a federally endangered species under the ESA.  The adult crane is 
a relatively large white bird approximately 50 to 56 inches tall with a wingspan of 87 to 90 inches 
and an average weight of 15 pounds.  The bird is distinguished by its outstretched neck in flight.  
Cranes typically live in mudflats around reservoirs and in agricultural areas.  While wintering 
they live on salt flats that are dominated by coastal salt grass.  Their nesting grounds are wetland 
communities dominated by bulrush.  In Colorado the crane occurs only as a migrant, stopping 
over in the San Luis Valley for four to six weeks during February and March and in the western 
valleys, especially Mesa, Delta and Gunnison Counties (CDOW).  The Colorado Natural Heritage 
Program database search lists a whooping crane observation in 1982 in Section 16 most likely in 
the vicinity of the Big Thompson River. The properties do not contain habitat typically utilized by 
the whooping crane.  Due to atypical habitat and no evidence of whooping crane use on the 
properties, any change in land use on the properties should not adversely affect the continued 
existence or available habitat of this species. 
 
• The properties do not exhibit the presence or potential habitat of threatened, 

endangered or species of concern.  
 
 
COLORADO NATURAL HERITAGE PROGRAM ENVIRONMENTAL REVIEW 
 
A review of the Colorado Natural Heritage Program (CNHP) Biological and Conservation Data 
system for natural heritage resources (occurrence of significant natural communities and rare, 
threatened or endangered plants and animals) was conducted for the general vicinity of the two 
properties.  The CNHP maintains a state-wide database recording identified species, status, 
location, and the date of last observation of rare and/or imperiled species.  Review of the data 
identified several known occurrences of rare and/or imperiled species known or likely to occur 
within the general vicinity of the properties.  Grouped taxonomically the species that occur in the 
general vicinity includes one species of amphibian- Bufo Boreas (Southern Rocky Mountain 
population), one species of mammal- Zapus Hundsonius preblei, two plant species- Physaria 
Bellii and Rorippa coloradensis and one natural plant community- Foothills Ponderosa Pine 
Scrub woodlands (CNHP, 2004).  These occurrences are not located on or in the immediate 
vicinity of the properties. 
 
• No known rare and/or imperiled species are documented in the Colorado Natural 

Heritage Program Biological and Conservation Database System on the properties. 
 
GENERAL HABITAT DESCRIPTION AND WILDLIFE USE 
 
An assessment was conducted on each of the two properties to identify and document the 
presence of natural vegetation communities, the presence of wildlife and potential wildlife use or 
habitat.  Each property was traversed on May 14, 2004 by ERC and observations documented.     
                                                                                                                        
Wildlife can utilize the general landscape in a multitude of ways.  Wildlife can use specific 
habitats as areas of permanent inhabitance, seasonal inhabitance, migratory routes or as a 
temporary shelter, or for foraging.  Agricultural land typically is not considered of high ecological 
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value to wildlife but this type of habitat does provide many beneficial values.  These lands can 
provide forage and hunting grounds, refuge, nesting, food sources and provide general “open 
space”. 
 
Colorado College Property 
The Colorado College Property is comprised entirely of active agricultural land.  The property 
appears to be utilized primarily for dryland farming.  Routine cultivation prohibits the 
development of any significant natural features or vegetation on the property.  No natural 
grasslands or shrub and tree communities exist on the property.  Noxious weeds are present along 
the perimeter of the property.  Agricultural land, although limited in habitat and vegetation 
species diversity, does provide a unique and important component in the environment.  
Surrounding residential and commercial development and roadways accompanied by lack of 
vegetation cover limits the utilization of the property by wildlife.  The property is primarily 
utilized by avian species and small mammals for foraging. Some waterfowl may also use the site 
for resting and foraging due to its close proximity to Houts and, Equalizer Reservoirs and Boyd 
Lake due to the open undeveloped nature of the property.  During the site assessment numerous 
common upland birds were observed across the property including western kingbird (Tyrannus 
verticalis), killdeer (Charadrius vociferus), American robin (Turdus migratorius), sparrows and 
wrens.  
 
Houts Reservoir (Natural Area 1), the adjacent property to the south provides habitat for a wide 
array of waterfowl and raptors including red-tailed hawks (Buteo jamaicensis), bald eagles 
(Haliaeetus leucocephalus), geese (Branta canadensis), blue heron (Andea herodias), mallards, 
teals and American White Pelican (Pelecanus erthrorhynchos) which may only utilize the 
property in passing. The use of the property by mammals is limited due to the lack of structure, 
cover, natural vegetation and routine agricultural land practices.  Mammal use is also limited on 
the property due to the relatively lack of any significant connecting movement corridors.  The 
property is relatively isolated by surrounding development and roadways.  Although not directly 
observed smaller mammals common to the region such as coyote (Canis latrans), red fox (Vulpes 
vulpes), raccoon (Procyon lotor), skunk (Mephitus spp.), rabbits (Sylvilagus spp.), squirrels 
(Sciurus spp.), mice (Peromysucus spp.), and voles (Microtus spp.) may utilize the property. 
 
• No significant natural vegetation communities, wildlife habitat (or wildlife inhabit) exist 

on the Colorado College Property. 
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Photo 5.  View north along Boyd Lake Ave          Photo 6.  View west along CR 24E 
 
  
 
 
 
 
 
 
 
 
 
 
 
Photo 7.  View north across the property    Photo 8.  View northwest along RR tracks 
 
 
 
 
 
 
 
 
 
 
 
 
Photo 9.  View northwest across property          Photo 10.View south from Boyd Lake Ave 
 
 
Photo 5-10.  View of agricultural land of the Colorado College Property.  Note the 
lack of any natural features or vegetation.  
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Figure 5.  Colorado College Property Aerial Photography June 2003.   Depicts current 
agricultural land use practices and lack of natural features or environmentally sensitive areas 
onsite.  Also depicts location of nearby Boyd Lake (Natural Area 93) and Houts Reservoir 
(Natural Area 1). 
 
 
Spreng Property 
The Spreng Property is comprised entirely of active agricultural land.  The property appears to be 
utilized primarily for dryland farming.  Routine cultivation prohibits the development of any 
significant natural features or vegetation on the property.  No natural grasslands or shrub and tree 
communities exist on the property.  Agricultural land, although limited in habitat and vegetation 
species diversity, does provide a unique and important component in the environment.  
Surrounding residential and commercial development and roadways accompanied by lack of 
vegetation cover limits the utilization of the property by wildlife.  The property is primarily 
utilized by avian species and small mammals for foraging. During the site assessment numerous 
common upland birds were observed across the property including western kingbird (Tyrannus 
verticalis), killdeer (Charadrius vociferus), American robin (Turdus migratorius), magpie (Pica 
pica) and red-tailed hawk (Buteo jamaicensis).  The use of the property by mammals is limited 
due to the lack of structural cover, natural vegetation and routine agricultural land practices.  
Mammal use is also limited due to the relative lack of any significant connecting movement 
corridors.  Surrounding development and roadways relatively isolates the property.  Although not 
directly observed smaller mammals common in the region such as coyote (Canis latrans), red fox 
(Vulpes vulpes), raccoon (Procyon lotor), skunk (Mephitus spp.), rabbits (Sylvilagus spp.), 
squirrels (Sciurus spp.), mice (Peromysucus spp.), and voles (Microtus spp.) may utilize the 
property.     
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• No significant natural vegetation communities, wildlife habitat or (or wildlife inhabit) 
on the Spreng Property. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photo 11.  View west from CR3  Photo 12.  View west from CR3 
 
 
  
  
 
 
 
 
 
 
 
 
 
 
 
Photo 13. View north along CR3  Photo 14. View south west 
 
Photo 11-14.  View of agricultural land of the Spreng Property.  Note the lack of any 
natural features or vegetation.  
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Figure 6.  Spreng Property Aerial Photography June 2003.   Depicts current agricultural land 
use practices and lack of natural features or environmentally sensitive areas. 
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SUMMARY 
 
Ecological Resource Consultants, Inc. has prepared this Preliminary Ecological Assessment for 
the Colorado College and Spreng Properties located in the vicinity of the City of Loveland, 
Larimer County, Colorado.  The assessment was conducted to identify potential natural features 
and/or, ecologically sensitive areas which may occur on or around each property. 
 
A summary of findings is provided as follows: 
 
Colorado College Property   
• The property is primarily agricultural land with no natural features or vegetation 
• Jurisdictional wetlands do not exist  
• No significant natural vegetation communities, wildlife habitat or wildlife was identified 
• No City of Loveland Natural Areas are identified on the property or within 500 feet 
• The property does not exhibit the presence or potential habitat of threatened, endangered or 

species of concern protected under the Endangered Species Act  
 
Spreng Property 
• The property is primarily agricultural land with no natural features or vegetation 
• Jurisdictional wetlands do not exist 
• No significant natural vegetation communities, wildlife habitat or wildlife was identified 
• No City of Loveland Natural Areas are identified on the property or within 500 feet 
• The property does not exhibit the presence or potential habitat of threatened, endangered or 

species of concern protected under the Endangered Species Act 
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Environmentally Sensitive Areas Report 
This report documents the findings of the field investigations performed by FlyWater consulting, inc. 
(FlyWater) on three parcels making up the Grange Addition for the presence of environmentally 
sensitive areas on October 2 and 3, 2007 by Bradley Florentin. Parcel B-13 (approx. 150 acres) lies on 
the south side of Highway 34 east of Boyd Lake Avenue, the parcel in addition to Parcel A-1 (approx. 
17 acres) lies on the north side of Highway 34 east of Centerra Parkway, and Parcels A-6 and A-7 
(approx. 79 acres) lies north of Highway 34 west of High Plains Boulevard as shown in Figure 1. 

Study Area 

Parcel B-13 
A tract of land located in the Northeast Quarter of Section 16, Township 5 North, Range 68 West of 
the 6th Principal Meridian, County of Larimer, State of Colorado. 

Addition to Parcel A-1 
A tract of land located in the Southwest Quarter of Section 11, Township 5 North, Range 68 West of 
the 6th Principal Meridian, County of Larimer, State of Colorado. 

Parcels A-6 and A-7 
A tract of land located in the Southeast Quarter of Section 11, Township 5 North, Range 68 West of 
the 6th Principal Meridian, County of Larimer, State of Colorado. 

Site Inventory  
This section describes the natural characteristics of the site with respect to any “environmentally 
sensitive areas”. 

Parcel B-13 
The Parcel B-13 is currently irrigated using water from the Farmer’s Ditch to cultivate alfalfa and hay. 
Kochia grows between the irrigated crop fields within the parcel. There are no natural drainages on the 
parcel. The Farmer’s Ditch flows through the northwestern corner and approximately 150 feet of the 
ditch are located on the parcel before flowing under Highway 34 and continuing in a concrete lined 
channel north of the highway. The ditch sustains a three to four foot buffer monoculture of reed canary 
grass on either side on the parcel. The buffer is shown in Figure 2. There are a few lone trees planted in 
association with farm buildings existing on the property. 
 
Canals and ditches can provide access and movement corridors for wildlife when they connect larger 
habitat areas. Active cultivation on the parcel approaches the edges of the Farmers Ditch on Parcel B-13 
and there is minimal vegetative cover outside the three to four foot reed canary grass buffer. The ditch 
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is concrete lined with landscaped areas to the edge of the ditch north of Highway 34. The Farmer’s 
Ditch is enclosed in a box culvert in several locations between Highway 34 and Centerra Parkway. 
Access and movement of wildlife is extremely limited if not nonexistent along the Farmer’s Ditch as a 
result. The vegetation along the Farmer’s Ditch is thought by the U.S. Army Corps of Engineers (COE) 
staff to be non-jurisdictional (official determination is expected in November 2007) further reducing the 
habitat value of the parcel. 

Addition to Parcel A-1 
The addition to Parcel A-1 is currently not being utilized and appears to have been a gravel parking area 
in the past. The GLIC irrigation ditch flows from west to east along the southern portion of this parcel. 
Kochia and upland grasses grow in the area outside the GLIC. There are no natural drainages on the 
parcel. Approximately 550 feet of the ditch are located on the parcel. The ditch sustains wetland 
vegetation including reed canary grass within the banks of the GLIC as shown in Figure 3. There is no 
stands of mature trees or shrubs on the parcel. 
 
Canals and ditches as discussed above can provide access and movement corridors for wildlife when they 
connect larger habitat areas. Upland weeds and grasses extend to the edge of the GLIC where an old 
gravel parking lot and dry land farming previously existed. The GLIC has no wetland vegetation outside 
the steep ditch banks. Access and movement of wildlife can only occur within the banks of the GLIC – as 
a result access and movement of wildlife is extremely limited if not nonexistent. The GLIC is thought by 
the U.S. Army Corps of Engineers staff to be non-jurisdictional (official determination is expected in 
November 2007) further reducing any habitat value of the parcel. 

Parcels A-6 and A-7 
Parcels A-6 and A-7 are currently being dry farmed. At the time of observation, the parcels had been 
recently plowed. No vegetation was observed. There are no natural drainages on the parcel. No areas 
within Parcels A-6 or A-7 qualify as a jurisdictional wetland. There are no characteristics that indicate 
Parcels A-6 and A-7 have any environmentally sensitive areas associated with them. 

Assessment of Potential Impacts of Proposed Development 

Parcel B-13 
Potential widening of Highway 34, development, and/or the addition of a cross street impacting the 
Farmer’s Ditch will have little impact to wildlife utilizing the Farmer’s Ditch as a movement corridor due 
to its proximity to Highway 34 and the lack of any significant tree and/or shrubs. Only approximately 
150 feet of the ditch extend south of Highway 34, limiting the amount of wildlife in this portion of the 
ditch. Further limiting the use of the ditch by wildlife on this parcel is the fact that the ditch is culverted 
under Highway 34 and is concrete lined north of the highway eliminating a destination for the wildlife. 
Development will have little or no effect on the wildlife utilizing the Farmer’s Ditch on Parcel B-13. 
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Addition to Parcel A-1 
Past utilization of the parcel as a gravel parking area and dry land farming to the edge of the GLIC 
significantly limited the use of the GLIC as a wildlife corridor. Development, whether manicured 
landscaping or paved areas to the edge of the GLIC, would have little impact to the potential of wildlife 
using the GLIC as a corridor.  

Parcels A-6 and A-7 
There are no environmentally sensitive areas on Parcels A-6 and A-7 so there will be no impact to 
environmentally sensitive areas due to development of Parcels A-6 and A-7. 

Recommendation: Protection Measures, Mitigation, Enhancement 
The habitats encountered on Parcel B-13 and the addition to Parcel A-1 are extremely limited and were 
only investigated to determine if the areas were considered jurisdictional by the COE and because canals 
are labeled as environmentally sensitive areas in the Loveland Municipal Code. The canals (Farmer’s 
Ditch and GLIC, respectively) are rarely used as corridors due to multiple culverts, limited vegetative 
cover near the canals, and the canals location near large transportation corridors such as Highway 34 
and I-25. As such, there is little to protect or mitigate. Enhancement options such as buffers vegetated 
with native shrub and/or tree species would be isolated and ineffective for these parcels. 
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February 12, 2008 

Environmentally Sensitive Areas Report 
This report documents the findings of the field investigations and previous environmental report 
review (Environmental and Natural Areas Assessment Report – Cloverleaf Addition Jan 2000 by 
Wildland Consultants) performed by FlyWater consulting, inc. (FlyWater) on two additional 
parcels for the Grange Addition for the presence of environmentally sensitive areas on January 
10, 2008 and February 6, 2008 by Bradley Florentin. Cloverleaf East (approx. 40 acres) lies on 
the west side of the I-25 Frontage Road and north of the Greeley-Loveland Irrigation Canal 
(GLIC). The Cloverleaf West parcel (approx 5 acres) lies on the northeast corner of Boyd Lake 
Avenue and East 37th Street. Each of these parcels is shown in Figure 1. 

Study Area 

Cloverleaf East 
A tract of land located in the Northwest Quarter of Section 10, Township 5 North, Range 68 
West of the 6th Principal Meridian, County of Larimer, State of Colorado. 

Cloverleaf West 
A tract of land located in the Northwest Quarter of Section 4, Township 5 North, Range 68 West 
of the 6th Principal Meridian, County of Larimer, State of Colorado. 
 
The study area also includes the nearest City of Loveland Natural Areas – 1, 2, and 99. Natural 
Area 1 is Houts Reservoir (approx. 1,000 feet northwest of Cloverleaf East and 1,000 southwest 
of Cloverleaf West), Natural Area 2 is Equalizer Lake (approx. 400 feet west of Cloverleaf East), 
and Natural Area 99 is approx. 600 feet east and across I-25 from Cloverleaf East. 

Site Inventory  
This section describes the natural characteristics of the site including vegetation type, soils types, 
drainage patterns and wildlife corridors. 

Cloverleaf East 
The Cloverleaf East parcel has planted trees and shrubs along with minimal landscaped areas. 
The remainder of the parcel is paved or building. According to the SCS soils map the parcel is 
mainly made up of Nunn clay loam, 1 to 3 percent slopes which has the following properties and 
qualities: Slope: 1 to 3 percent, Depth to restrictive feature: More than 80 inches, Drainage class: 
Well drained, Capacity of the most limiting layer to transmit water (Ksat): Moderately low to 
moderately high (0.06 to 0.20 in/hr), Depth to water table: More than 80 inches, Frequency of 
flooding: None, Frequency of ponding: None, Calcium carbonate, maximum content: 15 percent, 
Maximum salinity: Nonsaline (0.0 to 2.0 mmhos/cm), Available water capacity: Very high 
(about 18.9 inches) . The drainage tends to sheet flow to the west and is collected in a small 
depression on the next parcel west. The drainage finally drains to Equalizer Lake. 
 
The parcel has fallow agricultural land that is adjacent to it. Therefore, wildlife adapted to 
agricultural lands or suburban development may utilize the property as a corridor. Wildland 
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Consultants (January 2000) identified several animals that may utilize the site including: coyote, 
red fox, raccoon, striped skunk, deer mouse, house mouse, jackrabbit, cottontail rabbit, and 
muskrat. Birds that may utilize the parcel include: mallard, Canada goose, meadowlark, 
mourning dove, American kestrel, black-billed magpie, starling, horned lark, English sparrow, 
house finch, ring-necked pheasant, domestic pigeon, and killdeer. No raptor nests have been 
observed on the parcel but use the surrounding areas for foraging. No rare, threatened or 
endangered species have been observed or are thought to utilize the parcel. There are no prairie 
dogs on this parcel. 

Cloverleaf West 
The Cloverleaf West parcel contains a home and several sheds historically used to house 
greyhounds. The areas of the parcel not taken up by buildings are landscaped yard, dirt parking 
and dirt exercise areas for the dogs now covered in kochia. According to the SCS soils map the 
parcel is mainly made up of Nunn clay loam, 0 to 1 percent slope which has the following 
properties and qualities: Slope: 0 to 1 percent, Depth to restrictive feature: More than 80 inches, 
Drainage class: Well drained, Capacity of the most limiting layer to transmit water (Ksat): 
Moderately low to moderately high (0.06 to 0.20 in/hr), Depth to water table: More than 80 
inches, Frequency of flooding: None, Frequency of ponding: None, Calcium carbonate, 
maximum content: 15 percent, Maximum salinity: Nonsaline (0.0 to 2.0 mmhos/cm), Available 
water capacity: Very high (about 18.9 inches)  
 
The parcel has active agricultural land that is adjacent to it. Therefore, wildlife adapted to 
agricultural lands or suburban development may utilize the property as a corridor. The animals 
that may utilize the site including: coyote, red fox, raccoon, striped skunk, deer mouse, house 
mouse, jackrabbit, cottontail rabbit, and muskrat. Birds that may utilize the parcel include: 
mallard, Canada goose, meadowlark, mourning dove, American kestrel, black-billed magpie, 
starling, horned lark, English sparrow, house finch, ring-necked pheasant, domestic pigeon, and 
killdeer. No raptor nests have been observed on the parcel but use the surrounding areas for 
foraging. No rare, threatened or endangered species have been observed or are thought to utilize 
the parcel. There are no prairie dogs on this parcel. 

Assessment of Potential Impacts of Proposed Development 

Cloverleaf East 
The parcel is already developed as a dog track with landscaped areas and a large parking lot. 
Redevelopment of this parcel will have no additional impact to native vegetation species. The 
redevelopment will also not change how the parcel is currently utilized by wildlife. There are no 
wetlands or canals so the Army Corps of Engineers will not take any jurisdiction over any parts 
of the parcel. Furthermore, there will be no additional adverse impacts to Natural Areas 1, 2, or 
99 through the re-development of this parcel. 

Cloverleaf West 
Past utilization of this parcel to house and exercise greyhounds left most of the vegetation 
stripped. Recent inactivity has allowed a large population of kochia to establish. The parcel is 
already developed and redevelopment of this parcel will have no additional impact to native 
vegetation species. The redevelopment will also not change how the parcel is currently utilized 
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by wildlife. There are no wetlands or canals so the Army Corps of Engineers will not take any 
jurisdiction over any parts of the parcel. Furthermore, there will be no additional adverse impacts 
to Natural Areas 1, 2, or 99 through the re-development of this parcel. 
  

Recommendation: Protection Measures, Mitigation, Enhancement 
Each of these parcels has been developed in the past. There are no “open areas” associated with 
wildlife or native vegetation. There are no jurisdictional wetlands or environmentally sensitive 
areas on either of the parcels. Redevelopment of the parcels will result in no greater impact to the 
wildlife or vegetation than currently exists. Therefore, mitigation is not necessary. 
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1.0 INTRODUCTION 

Ecological Resource Consultants, Inc. (ERC) has prepared this Environmentally Sensitive Areas Report for 

the Houts Reservoir  “Area 4”  (study area).  This  report  (herein 2018 ESAR) was prepared on behalf  of 

McWhinney. This assessment was conducted to identify natural features and/or environmentally sensitive 

areas which may occur on or within the vicinity of the study area as well as to define reservoir buffer zone 

setbacks.  The  2018  ESAR  has  been  prepared  to  specifically  address  elements  outlined  in  the  City  of 

Loveland’s Current Planning Division – Environmentally Sensitive Areas Report document (updated June 

2016) (herein Loveland ESAR). The requirement for this information is in accordance with the following 

policies and codes: The Loveland Colorado 2005 Comprehensive Plan (Section 3.2), the 2014 Parks and 

Recreation  Master  Plan  (Appendix  E)  and  the  Loveland  Municipal  Code  (Chapters  18.41  and  16.20). 

Specifically, the 2018 ESAR addresses the following items: 

1) Study Area 

2) Site Inventory  

 Mature stands of vegetation  

 Jurisdictional (USACE) or non‐jurisdictional wetlands 

 Wildlife habitat areas and corridors  

 Natural Areas identified in the City of Loveland Natural Areas Sites Report (2008) 

 Physical linkages to other natural areas or open spaces  

 Existing drainage patterns and floodway and flood fringe boundaries 

 Irrigation canals, ditches, and watercourses  

 Existing slopes over 20% 

 Soils having a high water table or being highly erodible 

 Land formerly used for landfill operations or hazardous industrial use  

 Fault areas, aquifer recharge or discharge areas  

 Operating high water line (as defined in the 2014 Parks and Recreation Master Plan (Appendix E))  

 Stream corridors or estuaries 

 Land incapable of meeting percolation requirements 

3)  Assessment of Potential Impacts of the Proposed Development; and  

4) Recommendations for Protection Measures, Mitigation and Enhancement. 

Cedar Creek Associates, Inc. previously completed an Environmentally Sensitive Areas and Wetland Report 

for the study area dated January 1999. The 1999 Report identified environmentally sensitive areas on a 

large scale covering three parcels (including all of Houts and Equalizer Reservoirs) totaling over 2,105 acres. 

For  Houts  Reservoir,  the  1999  Report  re‐evaluated  the  City  Natural  Areas  Report  established  Overall 

Habitat Rating value of “5” with new rating values ranging from “1” to “6.” Specifically for Area 4 and the 

study  area  subject  of  this  2018  ESAR,  the  1999 Report  assigned  an Overall  Habitat  Rating  of  “6”  and 

recommended a 300 foot setback from the operating high water mark.  During initial assessment of the 

study area as part of the 2018 ESAR, it was noted that conditions may have changed from the 1999 Report 

and therefore warranted an update.  The findings and recommendations of the 1999 Report have been 
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considered as a baseline herein while also considering current existing conditions.   The following 2018 

ESAR  report  serves  as  an  update  to  the  1999  Report  to  evaluate  in  more  detail  current  physical 

characteristics of environmentally sensitive areas specific to Area 4 in accordance with the most current 

and up to date methodologies, available data, guidelines and regulations.   

2.0 STUDY AREA   

According to the Loveland ESAR the study area must include all land within the proposed development 

boundary plus adjacent land identified as natural areas or wetlands or as other significant natural features 

included  in  the  definition  of  “environmentally  sensitive  areas”  that  are  likely  to  be  affected  by  the 

proposed development. The study area and location are described as follows.  

This 2018 ESAR  is  specifically  intended to evaluate  the shoreline and associated wetlands along Houts 

Reservoir  “Area  4”  and  therefore does  not  include  an  evaluation of  adjacent  lands  or  specific  parcels 

associated with potential future development or offsite Area 5 (to the east) or Area 3 (to the southwest). 

The study area is located on the east side of North Boyd Lake Avenue approximately 1.5 miles north of the 

intersection with East Eisenhower Boulevard in the City of Loveland, Larimer County, Colorado in the Big 

Thompson watershed (HUC 10190006). More specifically, the study area is located in Section 4, Township 

5 North, Range 68 West, in Larimer County (latitude 40.426288 north, longitude ‐105.012959 west). 

The study area is located within a small area on the east side of North Boyd Lake Avenue, south of East 

37th Street and comprises cultivated cropland  (mowed hay  field), upland herbaceous grassland and an 

emergent wetland fringe along the north side of Houts Reservoir. Refer to Figure 1 and Figure 2  for a 

location map and US Geological Survey (USGS) topographic map of the study area. 

A 6 to 8 foot wide gravel trail bisects the western portion of the study area, along the edge of the mowed 

hay  fields.  The majority  of  the  study  area  is  comprised  of  upland  herbaceous  grassland.  The  eastern 

boundary  of  the  study  area  comprises  the  open  water  and  emergent  wetland  perimeter  of  Houts 

Reservoir. In addition, it appears that an upland swale was recently constructed through the study area 

that comes from a culvert under East 37th Street and drains to Houts Reservoir. The swale is approximately 

20 feet wide at  the bottom, non‐vegetated, and was dry with no signs of  flow at  the time of  the field 

evaluation.  The  swale  was  likely  constructed  as  part  of  regional  drainage  improvements  for  future 

development in the vicinity of the study area.  The vicinity of the study area is predominantly agricultural 

land exhibiting similar characteristics and land use as the study area. 

The  following  section  provides  a  summary  of  elements  evaluated  for  the  City  of  Loveland  ESAR 

requirements, as outlined below in Table 1.     Based on the Loveland ESAR assessment results, the Site 

Inventory Map is provided as Figure 3.  
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Table 1.  Site Inventory Elements and Loveland ESAR Assessment Results. 

Site Inventory Elements  Assessment Results 

Mature stands of vegetation   Refer to Section 2.1, Figure 3. 

An abandoned tree farm within the western portion of the study area 

contains sparse overstory saplings that are either dead or in very poor 

condition. Because the trees were planted with the intent of being sold 

commercially and are currently in deteriorated condition, they have not 

been  considered  mature  stands  of  vegetation  and  should  not  be 

considered natural features. 

Jurisdictional (USACE) or 

non‐jurisdictional wetlands 

Refer to Section 2.2, Figure 3. 

The  study  area  contains  potentially  jurisdictional  palustrine  emergent 

wetland  (PEM)  and  palustrine  open water  (POW)  habitats  associated 

with Houts Reservoir. 

Wildlife  habitat  areas  and 

corridors  

Refer to Section 2.3, Figure 3. 

No wildlife migration corridors are mapped by the CPW within the study 

area or within the vicinity of the study area (CPW 2017). Generally, there 

are  features  within  the  study  area  that  provide  a  variety  of  habitat 

components for waterfowl, local songbirds, raptors, amphibians, reptiles 

and small mammals; however, the majority of habitat within the study 

area  comprises  upland  herbaceous  grassland  and  cultivated  cropland 

which is somewhat degraded with regards to wildlife use and is limited 

in use by current land use activities, community composition and habitat 

fragmentation.   

Within the study area, the herbaceous wetland vegetation community 

and open water of Houts Reservoir provide a variety of important wildlife 

habitat values. 

Natural  Areas  identified  in 

the City of Loveland Natural 

Areas Sites Report (2008) 

Refer to Section 2.4, Figure 3. 

The eastern portion of the study area and immediate vicinity are located 

within/adjoining Houts Reservoir which is identified as a City of Loveland 

natural area (City of Loveland 2008). Houts Reservoir has been given an 

overall rating of “5” in the City of Loveland Natural Areas Sites Report 

(2008). 

Physical  linkages  to  other 

natural areas or open spaces  

Figure 3. 

Wetland/open water habitat associated with Houts Reservoir continues 

outside of  the study area  to  the northeast and southeast  therefore  is 

considered a physical linkage to other natural areas such as downstream 

wetlands.  

Existing  drainage  patterns 

and  floodway  and  flood 

fringe boundaries  

There is no mapped FEMA floodway within the study area or vicinity (City 

of Loveland 2017). 
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Site Inventory Elements  Assessment Results 

Irrigation  canals,  ditches, 

and watercourses  

A recently constructed upland swale occurs within the study area. This 

swale appears to be a man‐made stormwater feature; however, does not 

appear to convey flows at this time therefore has not been considered a 

natural feature. 

Existing slopes over 20%*  The  study  area  does  not  contain  any  existing  slopes  over  20%  (NRCS 

2017). 

Soils  having  a  high  water 

table  or  being  highly 

erodible* 

Figure 3. 

The  NRCS  soil  survey  identifies  two  soil  types  within  the  study  area, 

outside of the open water, and includes Ulm clay loam, 0 to 3 percent 

slopes and Nunn clay loam, wet, 1 to 3 percent slopes. The two mapped 

soil types are not classified highly erodible (NRCS 2017). Hydric soils do 

exist within the PEM wetland fringe of Houts Reservoir. 

Land formerly used for 

landfill operations or 

hazardous industrial use*  

Based on previous environmental reports (Cedar Creek Associates, Inc. 

1999), review of available Google Earth imagery (1999‐2017) and historic 

topographic mapping (1905‐1985) (USGS 2017c) the study area does not 

appear to have been formerly used for landfill operations or hazardous 

industrial use.  

Fault areas, aquifer 

discharge areas* 

The  study  area  is  not  located  in  a  fault  area  (USGS 2017a)  or  aquifer 

discharge area (USGS 2017b).  

Operating high water line 

(as defined in the 2014 

Parks and Recreation 

Master Plan (Appendix E))  

Refer to Section 2.5, Figure 3. 

The operating high water line of Houts Reservoir occurs within the 

study area. The boundary was delineated based on site‐specific 

characteristics of OHWM. 

Stream corridors or 

estuaries 

Figure 3. 

There are no stream corridors or estuaries located within the study 

area or vicinity. 

Land incapable of meeting 

percolation requirements* 

The study area does not contain land incapable of meeting percolation 

requirements (NRCS 2017).   

 

*Literature based review. ERC has not completed detailed site specific analysis for this Site Inventory. 
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2.1 MATURE STANDS OF VEGETATION  

Vegetation within the study area is comprised predominantly of upland herbaceous grassland dominated 

by  tall  wheatgrass  (Thinopyrum  ponticum)  intermixed  to  a  lesser  degree  with  western  wheatgrass 

(Pascopyrum smithii), mexican‐fireweed (Bassia scoparia), lamb’s‐quarters (Chenopodium album), prickly 

lettuce  (Latuca  serriola),  smooth brome  (Bromus  inermis)  and  field pennycress  (Thlaspi arvense).  This 

community occurs throughout the central portion of the study area. The eastern boundary of the study 

area is comprised of emergent wetland habitat dominated by broad‐leaf cat‐tail (Typha latifolia) and reed 

canary grass  (Phalaris arundinacea) and open water of Houts Reservoir. The western boundary of  the 

study area is comprised of cultivated cropland dominated by mowed mixed herbaceous vegetation used 

for  the  agricultural  production  of  hay  and  an  abandoned  tree  farm.  The  tree  farm  contains  rows  of 

approximately  10  foot  tall  green  ash  (Fraxinus  pennsylvanica)  saplings  and  honey  locust  (Gleditsia 

triacanthos) saplings which are either dead or in very poor condition. Because the trees were likely planted 

with the intent of being sold commercially and are currently in deteriorated condition, they have not been 

considered mature stands of vegetation and should not be considered natural areas. 

 An abandoned tree farm within the western portion of the study area contains sparse overstory 

saplings that are either dead or in very poor condition. Because the trees were planted with the 

intent of being sold commercially and are currently in deteriorated condition, they have not been 

considered mature stands of vegetation and should not be considered a natural features. Refer to 

Figure 3 for the location of the abandoned tree farm.  

 The immediate vicinity of the study area exhibits similar land use and vegetative cover, and has 

been determined to not contain any mature stands of vegetation.  

2.2 JURISDICTIONAL (USACE) OR NON‐JURISDICTIONAL WETLANDS  

A previous wetland delineation was completed within the study area as outlined in the 1999 Report which 

identified wetland habitat as part of field work completed in 1998 along the shoreline of Houts Reservoir.  

Wetland delineation methodology, level of accuracy or detailed physical characteristics were not provided 

in the 1999 Report. Generally, the US Army Corps of Engineers (USACE) considers wetland delineations to 

be valid for a period of 5 years as habitat characteristics can change over time.  Upon initial evaluation, it 

was determined  that  site  specific  characteristics of wetland habitat may have changed since  the 1999 

Report and therefore warranted an up to date, detailed, aquatic resource delineation and identification of 

the ordinary high water mark (OHWM) (or operating high water line) of the reservoir.   

On August 29, 2017, ERC conducted a formal routine onsite delineation of aquatic resources within the 

approximately 15 acre study area located in the City of Loveland, Larimer County, Colorado. A total of 5.21 

acres of aquatic resources were identified and mapped within the study area characterized as palustrine 

emergent  (PEM)  and  palustrine  open  water  (POW)  wetland  habitat.  The  aquatic  resource  area 

characterized  as  POW wetland  habitat  comprises  the  northern  portion  of Houts  Reservoir  defined  by 

OHWM and the PEM portion comprises adjoining fringe wetland habitat.  
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Methodology 

The  aquatic  resource  delineation was  conducted  following  the methodology  enumerated  in  the 1987 

Corps of Engineers Wetlands Delineation Manual and the Regional Supplement to the Corps of Engineers 

Wetland  Delineation  Manual:  Great  Plains  Region  (Version  2.0)  (herein  referred  to  as  “Supplement”) 

(Environmental  Laboratory  1987, USACE 2010).    During  the  field  inspection,  dominant  vegetation was 

recorded,  representative  hydrologic  indicators were noted  and  soil  samples were  examined  for  hydric 

indicators.  At the time of the field evaluation, the conditions observed within the survey area were typical 

for the region and sufficient indicators of vegetation, soils and hydrology were observed to make a wetland 

determination.  

The USACE and the Environmental Protection Agency (USEPA) jointly define wetlands as: “those areas that 

are inundated or saturated by surface or ground water at a frequency and duration sufficient to support, 

and  under  normal  circumstances  do  support,  a  prevalence  of  vegetation  typically  adapted  for  life  in 

saturated soil conditions” [40 CFR 230.3(t)]. Three general environmental parameters define a wetland.  

These  parameters  must  include  the  presence  of  hydrophytic  vegetation,  hydric  soils,  and  wetland 

hydrology.  Except under certain situations, evidence of a minimum of one positive wetland indicator from 

each of the above parameters must be identified in order to make a positive wetland determination.   

In addition, waters of the US are also defined as areas that “include essentially all surface waters such as 

rivers,  streams  and  their  tributaries,  all  wetlands  adjacent  to  these  waters,  and  all  ponds,  lakes  and 

reservoirs”. The boundaries of some waters of the US (i.e., such as streams or lakes) are further defined by 

the ordinary high water mark (OHWM). The OHWM is characterized as “the line on the shores established 

by the fluctuations of water and indicated by physical characteristics such as: a clear natural line impressed 

on the bank, shelving, changes in the character of the soil, wetland vegetation, the presence of litter and 

debris, and other appropriate means that consider the characteristics of the surrounding areas” (USACE 

2005). These definitions are the basis of this delineation method.  

Areas that do not meet any one of the wetland parameters (hydrophytic vegetation, hydric soils and/or 

wetland  hydrology)  or  non‐vegetated  stream  channel/open  water  (OHWM)  were  classified  as  a  non‐

wetland (upland) and mapped as such.   

Any area determined to be potential waters of the US was delineated in the field with pink pin flags and 

ribbon  identified with  ‘WETLAND BOUNDARY’ printed on  it and sequentially  labeled alpha‐numerically 

(i.e.  A1,  A2…).  In  addition  to  the  outer  wetland  boundary,  the  inner  OHWM  boundary  along  Houts 

Reservoir was also field flagged as part of the delineation, specifically for this 2018 ESAR. The wetland 

boundary and OHWM boundary were later surveyed by King Surveyors, Inc. of Windsor, Colorado. All areas 

that  have  been  investigated  in  the  field  are mapped on  the Aquatic  Resource Delineation Map dated 

August 29, 2017 included as Appendix A.   

A  formal aquatic delineation  report has not been completed  for  this project and verification  from the 

USACE has not been obtained; however, the aquatic resource delineation mapping is considered current 

and accurate per USACE current standards. 
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Results 

The PEM fringe wetland habitat comprises an area extending landward from within the POW of Houts 

Reservoir. Hydrology within this area appears to be supported by Houts Reservoir when water storage 

within the reservoir  is at nearly full capacity. This  fringe wetland area  is defined by subtle topographic 

depressions that blend in to the OHWM of Houts Reservoir. At the time of delineation, water levels within 

the reservoir were high and the PEM fringe was saturated to the surface and/or contained surface water 

(approximately 2‐12 inches) throughout a majority of the wetland boundary. The vegetation community 

within the PEM fringe habitat is dominated by reed canary grass (Phalaris arundinacea), broad leaf cattail 

(Typha latifolia) coastal salt grass (Distichlis spicata), fox‐tail barley (Hordeum jubatum), and Baltic rush 

(Juncus Balticus), intermixed with few other non‐dominant herbaceous hydrophytic species. Soils within 

this area are clay loam textured, depleted, and contained redox concentrations within both the pore linings 

and matrix meeting  criteria  for  hydric  soil  indicator  F3  (Depleted Matrix).  At  the  time  of  delineation, 

primary wetland hydrology indicators of A1 (Surface Water) and C3 (Oxidized Rhizospheres Along Living 

Roots) were observed, in addition to secondary hydrology indicators of D2 (Geomorphic Position), and D5 

(FAC‐Neutral Test). The PEM wetland habitat within the study area meets the criteria for wetland based 

on the presence of hydrophytic vegetation, hydric soils, and wetland hydrology. Refer to Photos 1‐2 below 

for characteristics of the PEM wetland fringe habitat within the study area.  It should be noted that the 

PEM wetland fringe habitat is highly variable containing a mix of hydrophytic (wetland species) as well as 

upland weed species and bare ground.  This mix of species indicates seasonal variations in soil moisture 

(both wet and dry) directly correlating to varying water surface elevations of Houts Reservoir. 

Photo 1.   Overview  southwest  at  PEM  fringe  habitat  in  the 
eastern  portion  of  the  study  area.  Approximate  wetland 
boundary depicted by the blue line. Approximate OHWM of 
Houts Reservoir depicted in yellow.  

Photo 2.  Overview north from the southern boundary of the 
study area. Approximate PEM wetland fringe boundary shown 
in blue and approximate OHWM of Houts Reservoir depicted 
in yellow. 

 

The POW wetland habitat within the study area comprises the northern portion of Houts Reservoir, as 

defined by the OHWM. The delineation of OHWM at Houts Reservoir was based on physical characteristics 

that correspond to  the  line on the shore established by the fluctuations of water  including changes  in 

character of the soil, and changes in species and overall health of wetland vegetation.   
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At the time of delineation, Houts Reservoir appeared to be at nearly full water storage capacity. A narrow 

band of vegetation dominated by broad leaf cattail (Typha latifolia) exists within the OHWM that ranges 

from 10  to  30  feet wide which defines  a majority  of  the OHWM boundary.  Few areas  of  the OHWM 

boundary were defined by subtle topographic breaks. Water levels along the OHWM varied throughout 

the  boundary  from approximately  2  to  6  inches  in  areas where  it was  clearly  defined  by  topographic 

breaks,  and  other  areas  contained  approximately  12  inches  of  surface  water  where  the  OHWM was 

defined by the narrow band of cattail vegetation. Cattails within this narrow band appear to be healthy in 

terms of growth and vigor, whereas cattails within the PEM wetland fringe exhibited sparse cover and 

stunted growth, indicating a lack of hydrology to support this obligate species within the dryer, emergent 

fringe due to fluctuating water levels within Houts Reservoir. Vegetation along the OHWM fringe is variable 

containing a mix of cattails as well as upland weed species indicating seasonal variations in hydrology (both 

wet and dry) directly correlating to varying water surface elevations of Houts Reservoir. In addition, there 

appears to be a discontinuous berm along the outer OHWM boundary that has eroded over time allowing 

additional  hydrology  from Houts  Reservoir  to  infiltrate  into  the  PEM wetland  fringe  habitat.  Refer  to 

Photos 3‐4 below for characteristics of the POW habitat within the study area.    

Photo 3.     Overview west of  the OHWM of Houts Reservoir 
(depicted  in  yellow)  comprising  a  narrow  band  of  healthy 
cattail  vegetation.  Approximate  boundary  of  PEM  fringe 
wetland habitat depicted in blue.  

Photo 4.   Overview south at  the OHWM of Houts Reservoir 
(depicted in yellow) defined by a narrow band of dense cattail 
vegetation.  The  foreground  of  the  photo  shows  the  sparse 
and  stunted  cattail  vegetation  typical  within  the  inundated 
portions of the PEM wetland fringe habitat.  

 

2.3 WILDLIFE HABITAT AREAS AND CORRIDORS  

Historic and current land use associated with agricultural practices has restricted the development of any 

significant  natural  vegetation  communities  within  the  study  area,  which  limits  the  overall  quality  of 

potential wildlife habitat. The cultivated cropland habitat which is present across the western portion of 

the study area has largely replaced the native shortgrass prairie habitat which would have been present 

in  this  region.  Herbaceous  non‐native  species  or  ruderal  native  species  which  permeate  the  upland 

grassland vegetation community generally do not provide quality habitat  for most wildlife.  In general, 

agriculture practices have altered the structure, function, community composition, and habitat value of 

BERM 
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land within the study area. Upland habitat within the study area exhibits no (natural) overstory canopy 

trees, no midstory shrubs, and only a moderate herbaceous understory cover. The upland herbaceous 

vegetation community can provide a variety of wildlife habitat features such as cover, forage and nesting 

habitat, and acts as a movement corridor for various mammals, raptors, and migratory birds.   

Wetlands can provide a variety of wildlife habitat features such as cover, forage or nesting habitat, and can 

act as a movement corridor for various small mammals, amphibians, birds and reptiles. The predominant 

wetland habitat type which occupies the eastern portion of the study area is emergent wetland dominated 

by broad‐leaf cat‐tail, soft‐stem club‐rush and reed canary grass. Although somewhat limited in vegetative 

diversity, a number of wildlife values are associated with this wetland habitat type including food, nesting, 

brooding, cover and refuge for wildlife (Gucker 2008). The general structural characteristics of the open 

water including a large unobstructed water surface area, seasonal water source and emergent vegetation 

does create a relatively unique and higher quality habitat in an otherwise arid and agricultural landscape. 

The  central  portions  of  the wetland  are  typically  inundated  seasonally which  provides  added wildlife 

benefits from habitat variety and deeper seasonal water for amphibians, birds and reptiles. Broad‐leaf cat‐

tail is extremely important to common muskrats. It provides a major food source and important nesting 

habitats and materials. Waterfowl and other marsh birds  throughout the region use broad‐leaf cat‐tail 

habitats extensively. In Colorado, broad‐leaf cat‐tail habitats are important nesting cover and habitat for 

soras, Virginia  rails,  blackbirds,  and marsh wrens  (Kingery 2008). Many waterfowl  including: American 

white pelican (Pelecanus erythrorhynchos), blue‐winged teal (Anas discors) and great blue heron (Ardea 

herodias) among others are known to regularly utilize the open water portions of Houts Reservoir.  

 Generally, there are features within the study area and the surrounding area that provide a variety of 

habitat components for waterfowl, local songbirds, raptors, amphibians, reptiles and small mammals; 

however, the majority of habitat within the study area comprises upland herbaceous grassland and 

cultivated cropland which is somewhat degraded with regards to wildlife use and is limited in use by 

current land use activities, community composition and habitat fragmentation.   

 Within  the  study  area,  the  herbaceous  wetland  vegetation  community  and  open water  of  Houts 

Reservoir provide a variety of important wildlife habitat values. Refer to Figure 3 for the approximate 

location of potential wetland habitat mapped within the study area. 

2.4 NATURAL AREAS IDENTIFIED IN THE CITY OF LOVELAND NATURAL AREAS SITES REPORT (2008) 

The City of Loveland along with several consultants  issued a report  in July 2008 titled  In the Nature of 

Things: City of Loveland Natural Areas Sites (City of Loveland 2008) that identifies natural areas in and 

around Loveland. Natural areas are defined as undeveloped lands containing potential natural values such 

as wildlife  habitat,  plant  diversity,  and wetlands.  ERC  reviewed  the  report  and  associated mapping  to 

determine if the study area or the vicinity is located within or adjacent to any of these designated natural 

areas. The results are summarized below.  

 The fringe wetland habitat within the study area is located within Site 1 – Houts Lake natural area (City 

of Loveland 2008) (see below). 
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 The lake is described as a large open water body surrounded by active agricultural lands. Trees and 

shrubs and generally lacking. A fringe of wetland vegetation is present along the northwest shoreline. 

The large amount of open water is valuable to waterfowl, especially as resting habitat for migrating 

species. A portion of the adjacent agricultural lands appears to be inundated, which would provide 

feeding habitat for shorebirds as well as waterfowl. The agricultural lands themselves provide feeding 

habitat for waterfowl using the lake. The CPW notes that ducks and geese rest on the lake and feed 

extensively  in  nearby  fields.  The  lack  of  significant  emergent  wetland  vegetation  limits  the  lake's 

potential  for water‐quality  improvement.  The  creation  of  large wetland  areas would  improve  this 

function. This may be an important enhancement suggestion for the long‐term health of the aquatic 

ecosystem, as it appears that runoff from the agricultural lands enters the lake and may overload it 

with nutrients over time. The addition of shrubs and trees around the lake would increase songbird 

and raptor habitat (City of Loveland 2008).   

 Houts Reservoir has been given an overall  rating of “5”  in the City of Loveland Natural Areas Sites 

Report (2008). 

 Site 1 is located within the study area therefore is depicted on the Site Inventory Map (Figure 3). 

2.5 OPERATING HIGH WATER LINE  

The 2014 City of Loveland Parks & Recreation Master Plan (Appendix E) defines the operating high water 

line as that elevation which is arrived at by taking the sum of the high water elevation in the months of 

May and June for the last 5 years and dividing by 10.  The Master Plan further notes that every lake and 

its  surrounding  area  are  unique,  and  actual  lake  shore  configurations  will  need  to  be  adapted  to  fit 

individual  circumstance.  To  define  the  operating  high  water  line,  ERC  first  attempted  to  contact  the 

reservoir operator, Greely and Loveland Irrigation Company (GLIC); however, no information was available 

as to a defined legal operating high water line elevation. Based on survey data, the spillway on Equalizer 

Reservoir (Houts and Equalizer are connected via culvert and headgate) is known to be at elevation 4954.4 

feet.  This spillway elevation does not appear to correspond to the site‐specific characteristics observed 

during the aquatic resource delineation.  It should be noted that the Equalizer Reservoir (and therefore 

Houts  Reservoir)  water  surface  elevation  is  controlled  by  adjustable  headgates  operating  below  the 
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spillway, and the spillway is only intended for emergency overflow.  Therefore, ERC defined the operating 

high water line based on site‐specific characteristics utilizing the USACE definition of ordinary high water 

mark (OHWM as described in Section 2.2).  The operating high water line and OHWM appear to be at a 

slightly lower elevation (approximately 4953.8 feet) as compared to the spillway elevation (4954.4 feet).  

This  slightly  lower  elevation,  based  on  site‐specific  characteristics,  corresponds well  with  the  normal 

operation of Equalizer Reservoir, which is just below the spillway elevation via releases from the lower 

headgate.  

As part of the formal aquatic resource delineation completed by ERC on August 29, 2017 (refer to Section 

2.2),  the  OHWM  was  mapped  based  on  specific  physical  characteristics  observed  in  the  field  which 

correspond to the line on the shore established by the fluctuations of water which included changes in the 

character of the soil, changes in the vegetation community and a dense ring of cattail vegetation along the 

shoreline. Based on  the  field evaluation,  the delineated OHWM (as mapped by ERC  in Appendix A)  is 

considered to be the operating high water line for Houts Reservoir as defined by the Master Plan.  

 The operating high water line of Houts Reservoir occurs within the study area therefore is 

depicted on the Site Inventory Map (Figure 3). The boundary was delineated based on site‐

specific characteristics of OHWM. 

3.0 ASSESSMENT OF POTENTIAL IMPACTS OF PROPOSED DEVELOPMENT 

Based on  review of City of  Loveland  ESAR  criteria,  results  of  the  Site  Inventory have determined  that 

potentially  “environmentally  sensitive  areas”  occur within  the  study  area,  specifically  associated with 

Houts Reservoir and fringe wetland habitat. Per the Site Inventory, these elements include: 

 Potentially jurisdictional wetlands along the shoreline of the reservoir 

 Wildlife habitat areas associated with the open water and emergent wetlands  

 Houts Reservoir and the shoreline which  is  identified as a Natural Area  (Site #1)  in  the City of 

Loveland Natural Areas Sites Report (2008)  

 Physical  linkages  to  other  natural  areas  or  open  spaces  (i.e.,  offsite  fringe  wetlands  of  Houts 

Reservoir) 

 Soils having a high water table (within the emergent wetland habitats) 

 Operating high water line (as defined in the 2014 Parks & Recreation Master Plan (Appendix E)  

As  depicted  on  the  Site  Inventory Map  (Figure  3)  environmentally  sensitive  areas  occur within Houts 

Reservoir  and  its  associated  fringe wetland habitat which  is  identified  as natural  area  Site  #1 with  an 

Overall Habitat Rating value  of “5” (between 1‐low and 10‐high) in the City of Loveland Natural Areas Sites 

Report (2008). Based on the results of this 2018 ESAR, the current Overall Habitat Rating value as identified 

by the City is likely appropriate for Houts reservoir as the emergent wetland and open water does provide 

a variety of  important wildlife habitat components  for waterfowl,  local songbirds, raptors, amphibians, 

reptiles and small mammals.  Based on the findings of this 2018 ESAR, we see no need to alter or revise 

the Overall  Habitat  Rating  value  of  “5”  as  documented  in  the  City  2008  Report. While  the  emergent 
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wetland habitat does provide wildlife habitat and shoreline function, it is somewhat limited in species and 

structural diversity which does provide a potential for enhancement to improve the overall habitat rating.  

ERC has not reviewed a specific development plan for the study area. Per the City of Loveland ESAR criteria 

and 2014 Master Plan: 

 Any future development should avoid impacts to environmentally sensitive areas, specifically the 

wetland as depicted on the Site Inventory Map (Figure 3). 

 For lake edges that have natural areas rated “5” and below, development should be setback 75 

feet in order to protect water quality by minimizing the impacts of sediment input. 

 No additional buffer areas are required for potentially environmentally sensitive areas however 

should  be  considered  as  part  of  protection measures, mitigation,  and  enhancement  (refer  to 

Section 4.0). 

4.0 RECOMMENDATION: PROTECTION MEASURES, MITIGATION, AND ENHANCEMENT 

Houts Reservoir and the adjacent fringe wetland habitat is considered an “environmentally sensitive area”. 

The  1999  Report  states  that  wetlands  in  Area  4  extended  nearly  400  feet  from  the  reservoir  edge, 

recommending a 300 foot setback from the reservoir edge. With this 300 foot setback, upwards of 100 

feet of the wetland would not have a protective buffer.  Therefore, ERC has proposed a new setback that 

would  encompass  the  entire  wetland  habitat  as  currently  delineated  while  also  providing  shoreline 

protection  consistent  with  the  surrounding  established  75‐setback  around  all  of  Houts  Reservoir.    A 

description of the recommended setback based on current conditions is provided as follows. 

According to Appendix E: Guidelines for Protection of Environmentally Sensitive Areas, for lake edges that 

have natural areas with an Overall Habitat Rating value of 5 and below, development should be setback 

75‐feet (from the operating high water line) in order to protect water quality by minimizing the impacts of 

sediment  input. A naturally vegetated buffer  zone of  this width can usually  catch and  retain sediment 

containing metals  and  toxic  substances  that  have  been  carried  over  land  from  developed  areas.  This 

recommended  75‐foot  setback  is  consist  with  other  established  setbacks  around  the  entire  Houts 

Reservoir, specifically in Areas 2 and 3 (to the southwest) and Area 5 (to the east). 

In addition to the recommended 75‐foot setback, ERC recommends an additional 25‐foot setback from 

the delineated fringe wetland habitat. While this additional 25‐foot setback is not a regulation, it has been 

recommended herein  as  a  voluntary  added protection measure.    The wetland  fringe  is  considered an 

environmentally  sensitive  area  and  therefore  should  be  further  protected  from  potential  future 

development. By including a 25‐foot setback from the wetland edge as well as a 75‐foot shoreline setback, 

a maximum combined recommended development setback which varies from 75 feet to 160 feet from the 

operating high water line can be established which meets the objectives for protecting environmentally 

sensitive areas while allowing for reasonable site development. An existing trail is located within a portion 

of the 75‐foot setback. Per the 2014 Master Plan, an easement should be considered for the trail to provide 

a link between neighborhoods, parks, and other trails. 
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Mitigation measures should also be employed for construction activities such as erosion and sediment 

control  and  proper  stormwater  management.  Human  disturbance  from  the  development  should  be 

minimized within the recommended buffer zones by discouraging pedestrian and pet use off‐trail.  

As identified in the City of Loveland Natural Areas Sites (2008), Houts Reservoir is listed as a high potential 

for enhancement. The overall quality of existing vegetation within  the wetland and the recommended 

buffer  zone  is  somewhat  degraded with  regards  to  species  richness  and  diversity.  Non‐native  and/or 

weedy  species  are  prevalent  throughout  the  study  area.  The  buffer  zone  and  wetland  provides  an 

opportunity for enhancement through native plantings to increase species and structural diversity which 

in‐turn would improve wildlife habitat value. Native plantings within the buffer zone should be considered 

as part of future proposed development plans.  Wetland buffers can vary in size based on factors such as 

adjacent  land  use,  ownership,  topography, wetland  area  and  ecological  functions. Width,  length  and 

vegetation  composition  of  buffer  areas  are  key  features  that  enhance  many  functions  essential  to 

establishing and maintaining healthy wetlands. Generally  speaking, buffers  that are wider,  longer and 

more densely vegetated with herbaceous, shrub and tree layers provide more benefits than buffers that 

are narrower, shorter and sparsely vegetated with only herbaceous species (City of Boulder 2007). 

Potentially jurisdictional wetland habitat is located within the study area and has been formally delineated 

as part of this 2018 ESAR. Formal verification from the USACE has not been obtained for the delineation, 

but  may  be  appropriate  for  future  project  planning.  No  disturbances  should  occur  within  delineated 

wetland  habitats  without  formal  review  under  Section  404  of  the  Clean Water  Act  (CWA)  and  prior 

authorization from the USACE. Further, a 25‐foot setback should be maintained from the boundary of the 

potentially jurisdictional wetland habitat and a 75‐foot setback should be maintained from the operating 

high  water  line/OHWM  of  Houts  Reservoir.  Refer  to  the  Site  Inventory  Map  (Figure  3)  for  the 

recommended buffer zone set‐backs. 

5.0 SUMMARY 

ERC has prepared this 2018 ESAR in compliance with the City of Loveland Environmentally Sensitive Areas 

Report criteria  for  the Houts Reservoir “Area 4”. This 2018 ESAR  is  intended as a screening to  identify 

environmentally sensitive areas within the study area and the vicinity. The following provides a summary 

of findings specific to the study area and the vicinity of the study area.  

1. Mature stands of vegetation – An abandoned tree farm within the western portion of the study 

area contains sparse overstory saplings that are either dead or in very poor condition. Because the 

trees were planted with the intent of being sold commercially and are currently in deteriorated 

condition,  they  have  not  been  considered  mature  stands  of  vegetation  and  should  not  be 

considered natural features. Refer to Figure 3. 

2. Jurisdictional  (USACE) or non‐jurisdictional wetlands  –  The eastern portion of  the  study area 

comprises  potentially  jurisdictional  POW  and  PEM  wetland  habitat  associated  with  Houts 

Reservoir.  According  to  the  Loveland  ESAR,  wetland  habitats  are  considered  environmentally 

sensitive  areas.  A  specific  development  plan  has  not  been  reviewed  for  the  study  area.  No 

disturbances  should  occur  within  delineated  wetland  habitats  without  formal  review  under 
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Section 404 of the Clean Water Act (CWA) and prior authorization from the USACE. Although the 

City of Loveland does not specifically require a setback from environmentally sensitive areas, such 

as wetlands, a 25‐foot buffer is recommended from the boundary of the potentially jurisdictional 

aquatic  resource habitat  and a 75‐foot  setback  should be maintained  from the operating high 

water line/OHWM of Houts Reservoir. Refer to Figure 3 and Appendix A. 

1. Wildlife habitat areas and corridors – No wildlife migration corridors are mapped by the CPW 

within the study area or within the vicinity of the study area (CPW 2017). Generally,  there are 

features within the study area that provide a variety of habitat components for waterfowl, local 

songbirds,  raptors,  amphibians,  reptiles  and  small mammals;  however,  the majority of  habitat 

within the study area comprises upland herbaceous grassland and cultivated cropland which is 

somewhat degraded with regards to wildlife use and is limited in use by current land use activities, 

community  composition  and  habitat  fragmentation.    Within  the  study  area,  the  herbaceous 

wetland vegetation community provides a variety of important wildlife habitat values therefore a 

25‐foot  buffer  is  recommended  from  the  vegetated wetland  and  a  75‐foot  setback  should  be 

maintained from the operating high water line/OHWM of Houts Reservoir. Refer to Figure 3. 

2. Natural Areas identified in the City of Loveland Natural Areas Site Report (2008) – The eastern 

portion of  the  study area and  immediate vicinity are  located within/adjoining Houts Reservoir 

which is identified as a City of Loveland natural area. Houts Reservoir has been given an Overall 

Habitat Rating value of “5” in the City of Loveland Natural Areas Sites Report (2008). Based on the 

results of  this 2018 ESAR,  the current Overall Habitat Rating value  is  likely appropriate  for  the 

Houts  reservoir  natural  area.  According  to  Appendix  E:  Guidelines  for  Protection  of 

Environmentally  Sensitive  Areas,  for  lake  edges  that  have  natural  areas  rated  “5”  and  below, 

development should be setback 75 feet in order to protect water quality by minimizing the impacts 

of sediment input. This recommended buffer is considered appropriate for the shoreline habitat 

within the study area. Refer to Figure 3. 

3. Physical linkages to other natural areas or open spaces – Wetland/open water habitat associated 

with Houts Reservoir continues outside of the study area to the northeast and southeast therefore 

is  considered a physical  linkage  to other natural areas such as downstream wetlands. Refer  to 

Figure 3.  

4. Existing  drainage patterns  and  floodway  and  fringe boundaries  –  There  is  no mapped  FEMA 

floodway within the study area or vicinity (City of Loveland 2017).  

5. Irrigation canals, ditches, and watercourses – A recently constructed upland swale occurs within 

the  study area. This  swale appears  to be a man‐made stormwater  feature; however, does not 

appear to convey flows at this time therefore has not been considered a natural feature. 

6. Existing slopes over 20% ‐ The study area does not contain any existing slopes over 20% (NRCS 

2017). Refer to Figure 3. 

7. Soils having a high water table or being highly erodible – The NRCS soil survey identifies two soil 

types within the study area, outside of the open water, and includes Ulm clay loam, 0 to 3 percent 
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slopes and Nunn clay loam, wet, 1 to 3 percent slopes. The two mapped soil types are not classified 

highly  erodible  (NRCS  2017).  Hydric  soils  do  exist  within  the  PEM  wetland  fringe  of  Houts 

Reservoir. 

8. Land  formerly  used  for  landfill  operations  or  hazardous  industrial  use  –  Based  on  previous 

environmental  reports  (Cedar  Creek  Associates,  Inc.  1999),  review  of  available  Google  Earth 

imagery (1999‐2017) and historic topographic mapping (1905‐1985) (USGS 2017c) the study area 

does not appear to have been formerly used for landfill operations or hazardous industrial use. 

9. Fault areas, aquifer discharge areas – The study area is not located in a fault area (USGS 2017a) 

or aquifer discharge area (USGS 2017b).  

10. Operating high water line (as defined in the 2014 Parks and Recreation Master Plan (Appendix 

E)) – The operating high water line/OHWM of Houts Reservoir occurs within the study area and 

has been mapped by ERC. Refer to Figure 3 and Appendix A. 

11. Stream corridors or estuaries – There are no stream corridors or estuaries located within the study 

area or vicinity. Refer to Figure 3. 

12. Land  incapable of meeting percolation  requirements  – The  study area does not  contain  land 

incapable of meeting percolation requirements (NRCS 2017). 

Recommendations: 

 Any  future  development  should  avoid  impacts  to  environmentally  sensitive  areas,  specifically  the 

wetland and buffer zone as depicted on the Site Inventory Map (Figure 3). 

 For lake edges that have natural areas rated “5” and below, development should be setback 75 feet in 

order to protect water quality by minimizing the impacts of sediment input.  

 This  recommended  75‐foot  setback  (for  shoreline  protection)  is  consistent with  other  established 

setbacks around the entire Houts Reservoir, specifically in Areas 2 and 3 (to the southwest) and Area 

5 (to the east). 

 In  addition  to  the  recommended  75‐foot  setback  (for  shoreline  protection),  ERC  recommends  an 

additional  25‐foot  setback  from  the  delineated  fringe  wetland  habitat.  This  would  establish  a 

maximum combined recommended development setback which varies from 75 feet to 160 feet from 

the operating high water line. 

 The buffer zone and wetland provides an opportunity for enhancement through native plantings to 

increase species and structural diversity which in‐turn would improve wildlife habitat value. Consider 

native plantings within the buffer zone as part of future proposed development plans. 
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1.0 INTRODUCTION 

Ecological Resource Consultants, Inc. (ERC) has prepared this Environmentally Sensitive Areas Report for 
the Pfieff Property (study area). This report was prepared on behalf of PFLVD, LLC. This assessment was 
conducted to identify natural features and/or environmentally sensitive areas which may occur on or 
within the vicinity of the study area. This report has been prepared to specifically address elements 
outlined in the City of Loveland’s Current Planning Division – Environmentally Sensitive Areas Report 
document (updated June 2016) (herein Loveland ESAR). The requirement for this information is in 
accordance with the following policies and codes: The Loveland Colorado 2005 Comprehensive Plan 
(Section 3.2), the 2014 Parks and Recreation Master Plan (Appendix E) and the Loveland Municipal Code 
(Chapters 18.41 and 16.20). Specifically, this report addresses the following items: 

1) Study Area 
2) Site Inventory  

• Mature stands of vegetation  
• Jurisdictional (USACE) or non-jurisdictional wetlands 
• Wildlife habitat areas and corridors  
• Natural Areas identified in the City of Loveland Natural Areas Sites Report (2008) 
• Physical linkages to other natural areas or open spaces  
• Existing drainage patterns and floodway and flood fringe boundaries 
• Irrigation canals, ditches, and watercourses  
• Existing slopes over 20% 
• Soils having a high water table or being highly erodible 
• Land formerly used for landfill operations or hazardous industrial use  
• Fault areas, aquifer recharge or discharge areas  
• Operating high water line (as defined in the 2014 Parks and Recreation Master Plan (Appendix E))  
• Stream corridors or estuaries 
• Land incapable of meeting percolation requirements 

3)  Assessment of Potential Impacts of the Proposed Development; and  

4) Recommendations for Protection Measures, Mitigation and Enhancement. 

ERC previously completed environmental studies within the study area including an Aquatic Resource 
Delineation, State and Federal Threatened and Endangered Species Screening, and a Phase 1 
Environmental Site Assessment (ESA). Reports were issued in December 2016 and January 2017 and the 
results are referenced herein.   

2.0 STUDY AREA   

According to the Loveland ESAR the study area must include all land within the proposed development 
boundary plus adjacent land identified as natural areas or wetlands or as other significant natural features 
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included in the definition of “environmentally sensitive areas” that are likely to be affected by the 
proposed development. The study area and location are described as follows.  

The study area is located on the west side of North Boyd Lake Avenue approximately 0.3 miles south of 
the intersection with East Eisenhower Boulevard in the City of Loveland, Larimer County, Colorado in the 
Big Thompson watershed (HUC 10190006). More specifically, the study area is located in Section 17, 
Township 5 North, Range 68 West, in Larimer County (latitude 40.402981° north, longitude -105.021308° 
west). From the intersection of I-25 and East Eisenhower Boulevard, the study area can be accessed by 
heading west for approximately 1.5 miles on East Eisenhower Boulevard, then south on North Boyd Lake 
Avenue for approximately 0.3 miles. The study area is located on the west side of North Boyd Lake Avenue 
and comprises a farm with a residential home, several farm storage buildings/structures, and agricultural 
fields. Refer to Figure 1 and Figure 2 for a location map and US Geological Survey (USGS) topographic map 
of the study area. 

A man-made irrigation ditch known as Farmer’s Ditch is located approximately 50 feet north of the study 
area boundary. Because no impacts are proposed within this ditch or outside of the identified study area 
boundary, this report has not considered the ditch a significant natural area or “environmentally sensitive 
area” that is likely to be affected by the proposed development. In addition, there are no mapped natural 
areas that adjoin and/or are located in the immediate vicinity of the study area. The vicinity of the study 
area is predominantly agricultural land exhibiting similar characteristics and land use as the study area. 
Refer to Figure 3 for a map of the Study Area. 

The following section provides a summary of elements evaluated for the City of Loveland ESAR 
requirements, as outlined below in Table 1.   Based on the Loveland ESAR assessment results, the Site 
Inventory Map is provided as Figure 3.  

Table 1.  Site Inventory Elements and Loveland ESAR Assessment Results. 
Site Inventory Elements Assessment Results 
Mature stands of vegetation  Refer to Section 2.1, Figure 3. 
Jurisdictional (USACE) or 
non-jurisdictional wetlands 

Refer to Section 2.2 
The study area does not contain any jurisdictional or non-jurisdictional 
wetlands. 

Wildlife habitat areas and 
corridors  

Refer to Section 2.3 
Habitat within the study area is somewhat degraded and of lower 
ecological value from a wildlife perspective due to historic and current 
land use for agricultural production. 
No wildlife migration corridors are mapped by the CPW within the study 
area or within the vicinity of the study area (CPW 2016). 

Natural Areas identified in 
the City of Loveland Natural 
Areas Sites Report (2008) 

Refer to Section 2.4 
The study area and immediate vicinity are not located within any of the 
mapped natural areas (City of Loveland 2008) 
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Site Inventory Elements Assessment Results 
Physical linkages to other 
natural areas or open spaces  

Refer to Section 2.5, Figure 3. 
Farmer’s Ditch, located outside the study area to the north, may be 
considered a physical linkage to other natural areas such as downstream 
wetlands. However, no disturbances are proposed to Farmer’s Ditch. 

Existing drainage patterns 
and floodway and flood 
fringe boundaries  

There is no mapped FEMA floodway within the study area or vicinity 
(City of Loveland 2017). 

Irrigation canals, ditches, 
and watercourses  

Figure 3. 
The study area does not contain any canals, ditches or watercourses. 
Farmer’s Ditch, a man-made irrigation ditch, is located outside the study 
area to the north. No disturbances are proposed to Farmer’s Ditch. 

Existing slopes over 20% Figure 3. 
The study area does not contain any existing slopes over 20% (NRCS 
2017). 

Soils having a high water 
table or being highly 
erodible 

Figure 3. 
The study area does not contain any soils having a high water table or 
being highly erodible (NRCS 2017). 

Land formerly used for 
landfill operations or 
hazardous industrial use  

Per the Phase I ESA (ERC 2016) the study area does not appear to have 
been formerly used for landfill operations or hazardous industrial use. 

Fault areas, aquifer 
discharge areas 

The study area is not located in a fault area (USGS 2017a) or aquifer 
discharge area (USGS 2017b). 

Operating high water line 
(as defined in the 2014 
Parks and Recreation 
Master Plan (Appendix E))  

No lakes or ditches exist within the study area therefore no operating 
high water line occurs within the study area. Farmer’s Ditch, a man-
made irrigation ditch, is located outside the study area to the north. No 
disturbances are proposed to Farmer’s Ditch and a 50 foot buffer is 
located between the ditch and the study area boundary. 

Stream corridors or 
estuaries 

Figure 3. 
There are no stream corridors or estuaries located within the study 
area or vicinity. 

Land incapable of meeting 
percolation requirements 

The study area does not contain land incapable of meeting percolation 
requirements (NRCS 2017). 
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2.1 MATURE STANDS OF VEGETATION  

Vegetation within the study area is comprised predominantly of agricultural crops consisting of alfalfa 
(Medicago sativa) for agricultural production of hay. This vegetation community is regularly harvested and 
would not qualify as a mature stand of vegetation. The fallow edges of the agricultural fields are vegetated 
mostly with non-native grasses and ruderal herbaceous vegetation which would also not qualify as mature. 
Around the residential home in the northeast corner of the study area there are few eastern cottonwood 
(Populus deltoides) and Norway spruce (Picea abies) trees that would potentially qualify as a mature stand. 
In addition, there are few Siberian elm (Ulmus pumila) and Russian olive (Elaeagnus angustifolia) trees 
within the northeast portion of the study area; however, these non-native species are undesirable and 
provide little value to the environment and natural areas. Therefore, these species have not been included 
as a mature stand on the Site Inventory Map provided as Figure 3.  

• The mature trees (eastern cottonwood and Norway spruce) located in the northeast corner of the 
study area may be considered environmentally sensitive areas (Refer to Figure 3) by the City of 
Loveland.  

• The vicinity of the study area exhibits similar land use and vegetative cover, and has been 
determined to not contain any mature stands of vegetation.  

2.2 JURISDICTIONAL (USACE) OR NON-JURISDICTIONAL WETLANDS  

ERC performed a formal onsite aquatic resource delineation within the study area on December 5, 2016 
to identify potential aquatic resources within the study area. A report was issued dated December 23, 
2016 summarizing the results (ERC 2016a). The report has not been submitted and/or verified by the US 
Army Corps of Engineers (USACE) at this time. The aquatic resource delineation was conducted following 
the methodology enumerated in the 1987 Corps of Engineers Wetlands Delineation Manual and the 
Regional Supplement to the Corps of Engineers Wetland Delineation Manual: Great Plains Region (Version 
2.0) (herein referred to as “Supplement”) (Environmental Laboratory 1987, USACE 2010). 

The aquatic resource delineation identified approximately 32 acres of cultivated cropland upland 
vegetation within the study area. The wetland delineation field work did not identify any potential waters 
of the US and/or wetland habitat within the study area (Environmental Laboratory 1987, USACE 2010). A 
summary of the habitat within the study area is summarized as follows.  

Cultivated Cropland Vegetation Community 

The cultivated cropland vegetation community within the study area includes land that is currently used 
for the agricultural production of hay which appears to be irrigated. This area appears to be somewhat 
degraded due to the historic and current land use for agricultural production, which makes it difficult to 
identify the natural vegetation community that once occupied the area. The study area is relatively 
consistent in elevation, slightly sloping downward to the south. The vegetation community across the 
study area is very similar. The cultivated, central portion of the study area comprises approximately 70% 
vegetative cover dominated by recently mowed alfalfa (Medicago sativa) intermixed with small 
percentages of common dandelion (Taraxacum officinale) and non-native grass species. The perimeter of 
the study area can be characterized as fallow land comprising approximately 100% vegetative cover 
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dominated by smooth brome (Bromus inermis), Mexican fireweed (Bassia scoparia), and prickly lettuce 
(Latuca serriola), intermixed with smaller percentages of non-native grasses and ruderal herbaceous 
species. Few tree/shrub species occur within the study area, mainly along the northern and western 
boundaries, and in the northeast corner near the home and farm buildings/structures and include Russian 
olive, Siberian elm, Norway spruce, and eastern cottonwood. 

The upland habitats across the study area are dominated by FAC-UPL species with dry, light colored clay 
loam soils. In general, the cultivated cropland habitat across the study area did not meet the criteria for 
wetland based on lack of all three required parameters including hydrophytic vegetation, hydric soils, 
and/or wetland hydrology. 

A small (20 foot x 10 foot), isolated, marginal area dominated by reed canary grass (Phalaris arundinacea) 
(FACW) and Indian-hemp (Apocynum cannabinum) (FAC) hydrophytic vegetation is located in a 
topographic depression at the southwest corner of the study area. This topographic depression likely 
receives seasonal surface water runoff from irrigation/precipitation that is sufficient to support a 
dominance of hydrophytic vegetation. This was the only area exhibiting a dominance of hydrophytic 
vegetation within the study area. This area was determined to be upland based on lack of hydric soil 
indicators and absence of wetland hydrology. 

An irrigation ditch, identified on USGS topographic mapping as Farmer’s Ditch, occurs offsite and parallel 
to the northwestern boundary of the study area. The irrigation ditch is not within the study area boundary 
and therefore has not been included as an aquatic resource. There is an approximate 50 foot buffer 
between the study area and the southeast boundary of Farmer’s Ditch. Farmer’s Ditch appears to be man-
made and constructed wholly in uplands for irrigation purposes. The ditch was dry and contained no 
surface water at the time of the delineation.  

• The study area encompasses entirely upland habitat, no aquatic resources exist within the study area. 
Therefore the enclosed Site Inventory Map (Figure 3) does not depict any jurisdictional or non-
jurisdictional wetlands. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Pfieff Property 
Environmentally Sensitive Areas Report 

 

8 

 

Refer to Photos 1-4 below for characteristics of the study area.  
 

  
Photo 1.  View southwest at a concave depression dominated 
by reed canary grass and Indian-hemp. This area was mapped 
as upland due to lack of hydric soils and wetland hydrology.  

Photo 2.  View southeast at an upland fallow area near the 
northeast portion of the study area.  

  
Photo 3.  View west across the cultivated cropland (upland) 
portion of the study area dominated by alfalfa. This photo is 
representative of a large portion of the study area.  

Photo 4. An overview looking southwest along the 
northwestern boundary of the study area. An offsite irrigation 
ditch (Farmer’s Ditch) can be seen at the right of the photo 
(not within study area boundary). The upland fallow area on 
the left of the photo is representative of the perimeter of the 
study area.   
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2.3 WILDLIFE HABITAT AREAS AND CORRIDORS  

ERC completed a Threatened and Endangered Species Screening Report for the study area dated 
December 23, 2016 (ERC 2016b). The results of the screening report concluded that wildlife habitat within 
the study area was degraded due to historic land use for agriculture, no federal or state listed threatened 
and endangered species and/or habitat or was present within the study area, and no wildlife migration 
corridors and/or environmentally sensitive wildlife habitat exists within the study area (CPW 2016). A brief 
summary of the 2016 ERC Threatened and Endangered Species Screening Report for the study area is 
provided as follows.  
   
Wildlife utilizes the general landscape in a multitude of ways and uses a variety of habitats as areas of 
permanent inhabitance, seasonal inhabitance, breeding grounds, migratory routes, for foraging purposes, 
or as temporary shelter. Potential wildlife habitat includes lands characterized as Cultivated Cropland. 
Degraded agricultural land/ruderal herbaceous vegetation which is dominated by crop vegetation and/or 
non-native or weedy species is not typically considered of high ecological value to wildlife, but this habitat 
type has beneficial values to certain wildlife species. These areas at a minimum are considered “open 
space” providing limited foraging and hunting grounds, refuge and limited areas for nesting.  
 
Historic and current land use associated with agricultural practices have restricted the development of 
any significant natural vegetation communities within the study area, which limits the overall quality of 
potential wildlife habitat. The cultivated cropland habitat which is present across the study area has 
largely replaced the native shortgrass prairie habitat which would have been present in this region. 
Herbaceous non-native species or ruderal native species which permeate the vegetation communities 
generally do not provide quality habitat for most wildlife. In general, agriculture practices have altered 
the structure, function, community composition, and habitat value of land within the study area. Habitat 
within the study area exhibits few overstory canopy trees, few midstory shrubs, and within the fallow 
perimeter, a moderate herbaceous understory cover. Overstory canopy trees and midstory shrubs, 
situated near an agricultural landscape, can provide potential roosting and nesting habitat for visiting and 
residential raptors and smaller migratory birds. This area can provide a variety of wildlife habitat features 
such as cover, forage and nesting habitat, and acts as a movement corridor for various mammals, raptors, 
and migratory birds.  Some local wildlife species that may use this habitat within the study area includes 
coyote (Canis latrans), red fox (Vulpes vulpes), rabbit (Lepus sp.), cottontail (Sylvilagus sp.), raccoon 
(Procyon lotor), black tailed prairie dog (Cynomys ludovicianus), white-tailed deer (Odocoileus virginianus), 
mule deer (Odocoileus hemionus), deer mouse (Peromyscus maniculatus), meadow vole (Microtus 
pennsylvanicus), red-winged blackbird (Agelaius phoeniceus), mourning dove (Zenaida macroura), killdeer 
(Charadrius vociferous), western meadowlark (Sturnella neglecta), barn owl (Tyto alba), hawks (Buteo sp.), 
and osprey (Pandion haliaetus). 
 

The following provides key items identified as part of the Threatened and Endangered Species Screening 
Report: 

• One primary vegetation community exists within the study area and is comprised of Cultivated 
Cropland. Historic and current land use for agricultural production has led to degradation and limited 
the development of native vegetation community.  

• Generally, there are features within the study area and the surrounding area that provide general 
habitat for local songbirds, raptors, and small to mid-size mammals. However, the majority of the 
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habitat within the study area is classified as Cultivated Cropland which is somewhat degraded from a 
wildlife perspective by historic and current land use practices.  

• Based upon literature review and field evaluation of the study area, ERC has determined that some 
migratory birds likely utilize the study area.  These birds are protected under the MBTA, and killing or 
possession of these birds is prohibited.  Generally, the active nesting season for most migratory birds 
in this region of Colorado occurs between April 1 and August 31. Construction activities that may occur 
within the study area that remove vegetation during the active nesting season should first ensure that 
active nests are not disturbed.   

• Raptor nest sites are further protected by the CPW. The CPW has established recommended buffer 
zones and seasonal activity restrictions for a variety of Colorado raptors. While no active nests were 
observed and no CPW mapped buffer zones are located within the study area (CPW 2016), raptors 
could potentially establish nesting in the vicinity of the study area. Future land use changes should 
ensure that no active raptor nest sites have established generally (depending on species) within a ½ 
mile of the study area. 

• No federally listed threatened and endangered species and/or habitat protected under the ESA were 
identified within the study area. The vegetation communities and features within the study area were 
investigated as potential habitat for federally listed species. Potential threatened and endangered 
species habitat was found to lack one or more habitat components critical for the federally listed 
species likely to occur in the area. Furthermore, connectivity to known populations is limited due to 
geographic, hydrologic, and other habitat constraints. No individuals or habitat for federally listed 
threatened and endangered species would likely be impacted by any future development.  

• Any future project which may be water related or determined to be a water depletion to the South 
Platte River Basin may potentially be considered an adverse effect to water depletion species. The 
specific details of a future project must be reviewed to determine water depletion status and 
compliance with the ESA. 

• No State listed threatened or endangered species and/or habitat protected under CPW under 
Colorado Statute 33 were identified within the study area. The vegetation communities within the 
study area were investigated as potential habitat for state listed species. Potential threatened and 
endangered species habitat was found to lack one or more habitat components critical for the state 
listed species likely to occur in the area. Furthermore, connectivity to known populations was limited 
due to geographic, hydrologic, and other habitat constraints. No other individuals or habitat for state 
listed threatened and endangered species would likely be impacted by any future development. 
 

2.4 NATURAL AREAS IDENTIFIED IN THE CITY OF LOVELAND NATURAL AREAS SITES REPORT (2008) 

The City of Loveland along with several consultants issued a report in July 2008 titled In the Nature of 
Things: City of Loveland Natural Areas Sites (City of Loveland 2008) that identifies natural areas in and 
around Loveland. Natural areas are defined as undeveloped lands containing potential natural values such 
as wildlife habitat, plant diversity, and wetlands. ERC reviewed the report and associated mapping to 
determine if the study area or the vicinity is located within or adjacent to any of these designated natural 
areas. The results are summarized below.  

• The study area and immediate vicinity are not located within any of the mapped natural areas (City of 
Loveland 2008). 
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• The closest mapped natural area is Site 14 – Uplands/Wetlands E. of CR 9E, located approximately 0.25 
miles south of the study area. Site 14 contains a diversity of grasses and forbs. It also contains several 
large trees which, in combination with adjacent grass/forb areas, create a good hunting area for 
raptors. Some of the forested areas contain a dense shrub understory which provides good overall 
songbird habitat and cover habitat for mammals. The wetlands on site consist, primarily, of a cattail 
drainage. Although the monoculture of cattails is rated low in regard to wildlife habitat, cattail stands 
have moderate to high potential for water quality improvement. This site contains a diversity of plant 
species as well as structural diversity that is not found in surrounding agricultural lands or adjacent 
sites. Consequently, the site likely functions in part as a wildlife movement corridor (City of Loveland 
2008).   

• The study area is separated from Site 14 by a railroad ROW, roadways, fences, and residential 
development, limiting wildlife movement corridors between the study area and Site 14.  

• Site 14 is not located within the vicinity of the study area therefore is not depicted on the Site 
Inventory Map (Figure 3). 

2.5 PHYSICAL LINKAGES TO OTHER NATURAL AREAS OR OPEN SPACES 

No significant natural areas or open spaces are located within the study area or adjoining the study area. 
Farmer’s Ditch, a man-made irrigation ditch, is located outside the study area to the north. Farmer’s ditch 
may be considered a physical linkage to other natural areas such as downstream wetlands therefore is 
depicted on the Site Inventory Map (Figure 3). No disturbances are proposed to Farmer’s Ditch. Therefore, 
any physical linkages to other natural areas or open spaces will not be impacted by proposed development 
within the study area.  

3.0 ASSESSMENT OF POTENTIAL IMPACTS OF PROPOSED DEVELOPMENT 

No specific development plan has been reviewed by ERC as part of this report. Based on review of City of 
Loveland ESAR criteria the limited amount of mature trees within the northeast portion of the study area 
could potentially qualify as a mature stand of vegetation. This is the only feature within the study area that 
may be considered an “environmentally sensitive area” per Loveland ESAR. The nearby Farmer’s Ditch may 
also qualify as an “environmentally sensitive area” however, the Ditch is located outside of the study area 
and no disturbances are expected to occur outside of the study area as part of the proposed development. 
The location of the stand of mature trees and Farmer’s Ditch are depicted in Figure 3.  No other 
“environmentally sensitive areas” occur within the study area or within the vicinity of the study area.  

4.0 RECOMMENDATION: PROTECTION MEASURES, MITIGATION, AND ENHANCEMENT 

Mature trees exist within the study area and may be considered “environmentally sensitive areas”. 
Removal of these trees for future development should be avoided to the maximum extent practicable to 
maintain natural characteristics and reduce adverse environmental effects from future development in 
the area. All landscaping associated with the proposed development should be designed to utilize native 
species of trees, shrubs, and herbaceous vegetation.    
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No impacts are proposed to Farmer’s Ditch as it is located outside of the study area. A 50 foot ROW exists 
between the ditch and the study area boundary which will not be developed and would serve as a buffer 
along this feature. Therefore any future development should not impact ditch. No mitigation measures or 
enhancements are proposed for impacts to “environmentally sensitive areas” at this time, as no 
“environmentally sensitive areas” are anticipated to be impacted by the proposed development.  

No wetlands, streams, or specific wildlife habitat is located within the study area. Therefore, no specific 
clearances from the CPW and/or US Army Corps of Engineers Section 404 permit are required for the 
proposed development.  

5.0 SUMMARY 

ERC has prepared this report in compliance with the City of Loveland Environmentally Sensitive Areas 
Report criteria for the Pfieff Property. This report is intended as a screening to identify environmentally 
sensitive areas within the study area and the vicinity. The following provides a summary of findings specific 
to the study area and the vicinity of the study area.  

1. Mature stands of vegetation – There are few eastern cottonwood and Norway spruce trees 
located in the northeast corner of the study area that could be considered an environmentally 
sensitive are by the City of Loveland. Removal of these trees for future development should be 
avoided to the maximum extent practicable to maintain natural characteristics and reduce adverse 
environmental effects from future development in the area. 
 

2. Jurisdictional (USACE) or non-jurisdictional wetlands – The study area does not contain any 
jurisdictional or non-jurisdictional wetlands. A US Army Corps of Engineers Section 404 permit is 
not required for proposed development within the study area.  
 
 

3. Wildlife habitat areas and corridors – Habitat within the study area is somewhat degraded and of 
lower ecological value from a wildlife perspective due to historic and current land use for 
agricultural production. No wildlife migration corridors are mapped by the CPW within the study 
area or within the vicinity of the study area (CPW 2016). No federally listed threatened and 
endangered species and/or habitat protected under the ESA were identified within the study area. 
No State listed threatened or endangered species and/or habitat protected under CPW under 
Colorado Statute 33 were identified within the study area (ERC 2016b). No specific clearances 
from the USFWS and/or CPW are required for proposed development within the study area.  
 

4. Natural Areas identified in the City of Loveland Natural Areas Site Report (2008) – The study area 
and immediate vicinity are not located within any of the mapped natural areas (City of Loveland 
2008). Site 14 is the closest mapped natural area, located 0.25 miles south of the study area. Site 
14 and the study area are separated by a variety of features that limit wildlife movement corridors 
between Site 14 and the study area.  
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5. Physical linkages to other natural areas or open spaces – Farmer’s Ditch, located outside the 
study area to the north, may be considered a physical linkage to other natural areas such as 
downstream wetlands. However, no disturbances are proposed to Farmer’s Ditch. Refer to Figure 
3.  
 

6. Existing drainage patterns and floodway and fringe boundaries – There is no mapped FEMA 
floodway within the study area or vicinity (City of Loveland 2017).  
 
 

7. Irrigation canals, ditches, and watercourses – The study area does not contain any canals, ditches, 
or watercourses. Farmer’s Ditch, a man-made irrigation ditch, is located outside the study area to 
the north. No disturbances are proposed to Farmer’s Ditch. Refer to Figure 3. 
 

8. Existing slopes over 20% - The study area does not contain any existing slopes over 20% (NRCS 
2017). Refer to Figure 3. 
 

9. Soils having a high water table or being highly erodible – The study area does not contain any 
soils having a high water table or being highly erodible (NRCS 2017). Refer to Figure 3. 
 

10. Land formerly used for landfill operations or hazardous industrial use – Per the Phase 1 ESA (ERC 
2016) the study area does not appear to have been formerly used for landfill operations or 
hazardous industrial use.  

 

11. Fault areas, aquifer discharge areas – The study area is not located in a fault area (USGS 2017a) 
or aquifer discharge area (USGS 2017b).  

 

12. Operating high water line (as defined in the 2014 Parks and Recreation Master Plan (Appendix 
E)) – No lakes or ditches exist within the study area therefore no operating high water line occurs 
within the study area. Farmer’s Ditch, a man-made irrigation ditch, is located outside the study 
area to the north. No disturbances are proposed to Farmer’s Ditch and a 50 foot buffer is located 
between the ditch and the study area boundary.  
 

13. Stream corridors or estuaries – There are no stream corridors or estuaries located within the study 
area or vicinity. Refer to Figure 3. 
 

14. Land incapable of meeting percolation requirements – The study area does not contain land 
incapable of meeting percolation requirements (NRCS 2017). 
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APPENDIX A - BUFFERYARDS      

 
The following is an excerpt from the City of Loveland Site Development Performance Standards and 
Guidelines. 
 
SECTION  4.04  BUFFERYARDS 
 
4.04.01 BUFFERYARD PERFORMANCE STANDARDS 
 
A.   Bufferyards shall be constructed to mitigate problems associated with traffic, noise, vibration, odor, glare, 

dust, smoke, pollution, water vapor, conflicting land uses and/or density, height, mass, layout of adjacent 
uses, loss of privacy, unsightly views, or other potential negative effects of development. Buffering may 
be achieved by altering setbacks, using landscaping, building a fence and/or a berm, alteration of building 
location, fenestration, and/or mass, or a combination of the above techniques.  Development and redevel-
opment may be awarded density bonuses when bufferyard guidelines are exceeded. 

 
B.   Bufferyards shall be located on the outer perimeter of a lot or parcel, extending to the lot or parcel 

boundary line.  Bufferyards shall not be located on any portion of an existing or dedicated public or 
private street or right-of-way, except as may be allowed by the Chief Planner.  

 
C.   When fences or walls are located in the same frontage with required landscaping or in a required 

landscape bufferyard, the fence or wall should be incorporated into the overall design in a manner 
that emphasizes the visual attractiveness of the landscape.  A fence or wall located in a required land-
scape bufferyard shall not significantly obscure or hide the landscape as seen from the street or other 
adjacent area used by the public. 

 
4.04.02  BUFFERYARD NORMATIVE GUIDELINES 

 
A.  Tables I and II should be used to determine bufferyard dimensions and plant material specifications. 

Table I should be used to determine the type (A, B, C, D, E, EX, or N.A.) of bufferyard required be-
tween districts or uses. Once the type of bufferyard is obtained, Table II outlines plant material speci-
fications for alternative widths of bufferyards. Each property line should be analyzed separately to 
determine the type of bufferyard required. 
 

B.  Example 
 

For example, assume a neighborhood commercial convenience store is to be developed on the corner 
of a state highway and a collector street. Another neighborhood commercial use is located on one ad-
jacent lot, and a multifamily development is located on the adjacent lot to the rear. The bufferyard 
requirement is formulated as follows: 

 
Look in Table I. The bufferyard types are: 

 
Between the convenience store and multifamily = B. 
Between the convenience store and state highway = C. 
Between the convenience store and the collector = B. 
Between the convenience store and the adjacent commercial = NA. 
 
 

Now look at Table II. This outlines each bufferyard type. Each bufferyard type allows for flexibility in 
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GENERAL DEVELOPMENT PLAN 

design in that the wider the bufferyard, the fewer the number of plant materials are suggested in the 
design guideline. The numbers of plant materials listed are for each 100 feet of bufferyard.  

 
Take for example bufferyard Type B, which would, in a "normative" situation, be the bufferyard to the 
applied between the collector and the mut-ifamily development in the above example. If fifteen (15) 
foot-wide buffers were designed in these areas, the number of plant materials would be 2 canopy 
trees, 2 flowering trees or large shrubs, 5 shrubs, and 1 evergreen tree for each 100 linear feet of 
bufferyard.  

 
As a second alternative, a twenty-five foot bufferyard could be designed within the parameters of a B 
Type buffer. In this case the number of plant materials could be reduced by .80 for each 100 linear 
feet of bufferyard.  

 
If a masonry wall is built within a ten (10) foot bufferyard, the number of plant materials could be re-
duced by 50 percent (.50). Thus if the wall were to be built, there would be one canopy tree, 1 flower-
ing tree or large shrub, 2.5 shrubs, and .5 evergreen trees to be placed for each 100 feet of the Type 
B bufferyard. 

 
As you can see, a variety of bufferyards could be designed from a single bufferyard type.  

 
C.  Those conflicting uses classified as "EX" may warrant bufferyards which are more stringent than a 

standard "E" type bufferyard.  For example, buffering an industrial batch plant or gravel mine from a 
less intensive use. For conflicting uses classified as "EX", the City may specify a bufferyard which is 
more stringent, in terms of width and landscaping, than the standard "E" type bufferyard if one or 
more of the following criteria holds true: 

 
1. If the E type bufferyard does not sufficiently mitigate noise, glare, fumes, smoke, dust, unsightly 

views, and vibration within the site; 
 

2. If the large scale of the project, both in terms of mass or height, indicate the need for a wide 
landscaped bufferyard; 

 
3. If an existing sensitive use, including, but not limited to, schools, churches, dwelling units, hospi-

tals, group care facilities, are located adjacent to the use to be developed.  
 

D.  The bufferyard specifications may be reduced or eliminated by the City if all of the following criteria 
hold true: 

 
1. The development or redevelopment complements the adjacent, conflicting use in terms of mass, 

height, color, use, access, landscaping, parking, and exterior facade materials; 
 

2. The development or redevelopment mitigates substantially all negative external effects, including, 
but not limited to, noise, dust, smoke, unsightly views, vibration and fumes on site. 
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GENERAL DEVELOPMENT PLAN 

 

Table II. 

STANDARD 
SPECIFICATION 

WIDTH OF 
BUFFER 

PLANT MULTI-
PLIER 

6' MASONRY 
WALL PLANT 
MULTIPLIER 

3' BERM PLANT 
MULTIPLIER 

BUFFER YARD      
     
TYPE: A 10' width = 1.25 
1 Canopy Tree 15' width = 1.00 
1 Flowering Tree or Large Shrub 20' width = 0.90 
3 Shrubs 25' width = 0.80 
0 Evergreen/Conifer   

 
 

0.50 

 
 

0.75 

     
TYPE: B 10' width = 1.25 
2 Canopy Trees 15' width = 1.00 
2 Flowering Trees or Large Shrubs 20' width = 0.90 
5 Shrubs 25' width = 0.80 
1 Evergreen/Conifer 30' width = 0.70 

 
 

0.50 

 
 

0.75 

     
TYPE: C 10' width = 1.25 
3 Canopy Trees 15' width = 1.00 
2 Flowering Trees or Large Shrubs 20' width = 0.90 
15 Shrubs 25' width = 0.80 
3 Evergreens/Conifers 30' width = 0.70 
 35' width = 0.60 
 40' width = 0.50 

 
 
 

0.65 

 
 
 

0.80 

     
TYPE: D 15' width = 1.25 
4 Canopy Trees* 20' width = 1.00 
4 Flowering Trees or Large Shrubs* 25' width = 0.90 
25 Shrubs* 30' width = 0.80 
3 Evergreens/Conifers* 35' width = 0.70 
 40' width = 0.60 
 45' width = 0.50 

 
 
 

0.75 

 
 
 

0.85 

* See Table III on the following page for bufferyard requirements between railroads and residential uses. 
     

TYPE: E 20' width = 1.25 
5 Canopy Trees 25' width = 1.00 
6 Understory Trees 30' width = 0.90 
30 Shrubs 35' width = 0.80 
4 Evergreens/Conifers 40' width = 0.70 
 45' width = 0.60 
 50' width = 0.50 

 
 
 

NA 

 
 
 

NA 

     
TYPE: F 10' width = 1.25 
3 Canopy Trees 15' width = 1.00 
3 Evergreen Trees 20' width = 0.90 
5 Large Evergreen Shrubs 25' width = 0.80 
5 Large Flowering Shrubs 30' width = 0.70 
20 Small to Medium Shrubs   

 
 

NA 

 
 

NA 

     
Buffer yard requirement = (Standard Specification) x (Multiplier) 
Minimum width of buffer with masonry wall = 10' 
Buffer yard Type "EX" see Section 4.04.C 
Buffer yard Type "C" may be modified for curbside landscaping to meet the intent of Section 4.05.04 
ALL PLANT QUANTITIES ARE PER 100 LINEAR FEET, less the distance required for vehicle access to the property 
The plant multiplier shall not be used to reduce the number of canopy trees on state highways or arterial streets. 
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RAILROAD BUFFERYARD NORMATIVE GUIDELINES 
 
The following bufferyard standards apply to residential developments adjacent to railroad tracks 
within Parcels A and D of the Millennium GDP. Non-residential projects shall comply with the City 
of Loveland bufferyard requirements outlined in the previous pages, as amended from time to time. 
 

 

Table III.  
Bufferyard Requirements Between Railroads and Residential Uses 

STANDARD 
SPECIFICATION 

WIDTH OF 
BUFFER 

PLANT  
MULTIPLIER 

6' MASONRY 
WALL PLANT 
MULTIPLIER 

4' BERM PLANT 
MULTIPLIER 

     
     
RAILROAD BUFFER YARD (TYPE: D) 60' min width = .50 
4 Canopy Trees 100' width = .40 
4 Flowering Trees or Large Shrubs   
25 Shrubs   
3 Evergreens/Conifers   
   
   

0.75 0.85 

     
 
60’ Railroad Bufferyard – Minimum Requirements: 

• Provision of 4’ Berm along with the required landscaping, as indicated above; 
• A 6’-3” tall wood screen fence shall be installed along either the railroad right-of-way or along the lot lines nearest to 

the railroad right-of-way.  
 
100’ Railroad Bufferyard – Minimum Requirements: 

• Required landscaping, as indicated above; 
• Mitigating elements, such as berms or fences, are not required in areas where a 100’ setback is provided. 

 
General Notes: 
-Bufferyard width is measured from the Railroad Right-Of-Way line to the nearest point on each residential structure. 
-Residential lots may extend into the railroad bufferyard, provided that buildings meet the required setbacks. 
-Buffer yard requirement = (Standard Specification) x (Multiplier(s)) 
 
ALL PLANT QUANTITIES ARE PER 100 LINEAR FEET. 
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Purpose:

The purpose of this planned sign program is to establish a strong community image and to reduce visual clutter, 
while allowing for signs that inform residents and visitors of the various amenities, services, and products within the 
Centerra planned community. Unity of freestanding signs is achieved by the repetition of design elements including 
buff sandstone columns and bases that are consistently battered, arched top sign faces, dominant lettering style, 
illumination source, and a limited palette of sign colors. Signs are envisioned to function as an integral part of the 
Centerra environment.

Applicability:

This planned sign program applies to signs within the Centerra Master Planned Community. These guidelines 
supersede sections: 18.50.080, 18.50.100.B of the City of Loveland Sign Code, except as noted, and shall be 
enforced both by the Centerra Design Review Committee (DRC) and the City of Loveland. The provisions of the 
Loveland sign code, Chapter 18.50 of the Loveland Municipal Code, shall apply to signage contained within this 
sign program except to the extent that any such provision is inconsistent or in �����with the requirements of this 
Planned Sign Program.  In areas where this document is silent, the City of Loveland code will apply. 

The following sign types are addressed in this document:
• Centerra Boundary Monuments - page 3
• Centerra Primary I.D. Signs - pages 4 
• Centerra Secondary I.D. Signs -  page 5
• Community Vehicular Directional Sign (Permanent)- page 6 
• I-25 and US 34 Size-A (Temporary) - page 7
�������������������������emporary) – pages 8 - 9 
• Community Vehicular Directional Sign (Temporary) - pages 10 - 11
• Multi-Family Residential Marketing Pillar Signs - page 12
• Temporary Construction Fence Signs - page 13
• Signage Plan - page 14
• Sign Examples - pages 15 -17

Total Allowable Sign Area:

Total allowable sign area for each sign type shall be calculated per this planned sign program.

Sign Area Measurement:
Sign area and height shall be measured per City of Loveland municipal code 18.50.040 excluding paragraphs B & 
F, which shall not apply.

Perimeter Streets:

For the purpose of this sign program, perimeter streets shall be considered I-25, US 34, Boyd Lake Ave, Cross-
roads Blvd, and County Road 3.

Premise:
For the purpose of this sign program the “Premise” shall be ����as the combined area of the Gateway P.U.D., 
RMV II P.U.D., and parcels A, B, & C of the Millennium P.U.D. 

Approval Process:

Applications for sign permits shall be submitted to the City of Loveland Building Department.

The City shall review applications for sign permits and provide comments or permit(s) within 7 calendar days of re-
ceiving the application.

Applications for sign permits shall include:

1. Complete Millennium sign permit application

2. Sign Location Map (must be scalable and show setback dimensions)  

May be one of the following:
• Plat of property indicating proposed sign location
•   An existing conditions site plan showing existing adjacent roads, sidewalks, grading and proposed sign loca-

tion
• Aerial photograph showing proposed sign location
• Show locations of existing signs of same type with dimensions showing separation 

3.  Indication of sign type, per this planned sign program, and sign elevation showing text & graphics, sign area 
and sign height

4. Landscape plan for signs required to be located within landscape areas-per this sign program

5. Letter of approval from the Centerra DRC 

Note: A licensed sign contractor with the City of Loveland must fabricate all illuminated signs. 
A licensed contractor or sign contractor with the City of Loveland must install all non-illuminated signs. 

  
The requirement that temporary and permanent community signs be located on a site with a City approved project 
or City approved development shall be �����by the approved Millennium GDP.  Signs located within parcels A, B, 
and C of the Millennium GDP and Gateway PUD, RMV II PUD shall be considered within the premise for purposes 
of the Centerra planned sign program.

Amendments of the Planned Sign Program
The City of Loveland Current Planning Manager may approve all minor changes to this planned sign program admin-
istratively.  Minor changes could include swapping secondary signs for primary signs or vice-versa.  Major changes, 
such as increased number of signs, increased sign height or size, require approval by City Council.  All revisions to 
this planned sign program are subject to approval by the Centerra DRC.

Centerra Planned Sign Program 
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Centerra Boundary Monuments 

Purpose: To identify the entire community along major highways including: Interstate 25 and US Highway 34/Eisen-
hower Blvd. These signs are intended to demark community edges.

Location: The approximate locations of the Centerra Boundary Monuments are indicated on the signage plan (page 
10 of 12). Stone Base shall be setback a minimum of 1’ for every 1’ of the overall sign height, setback are measured 
from the stone base to the street curb or edge of pavement.  Signs shall be located outside of the right-of-way. Land-
scape retaining walls, associated with Boundary Monument, shall be setback a minimum of 16’ from the curb. 

Unifying Elements: The following four sign characteristics will be strictly controlled: materials, sign type, color and 
lighting. By controlling these elements unity and coordination will be achieved throughout the Centerra Community.

    •   Materials: Pre-cast concrete column and sandstone (or similar material) base. Steel or aluminum will be used to 
���������������������������������������������

    •   Sign Type: Individual reverse-channel letters with halo illumination and logo. Letter, logo faces, and edges are 
opaque.

    •   Color: Column is pre-cast concrete and base shall be “Loveland Buff” sandstone or a material of similar appear-
ance, and a faux dark patina bronze ����shall be used on the sign panel as well as the arched top element that 
����the stone column. Centerra typography and logo shall be light bronze to gold in color. Light ����to have 
���������������

    •   Lighting. The thematic Centerra light ����shall be mounted on top of the column. The Centerra typography and 
logo on the column will be halo illuminated internally using neon tubing. The Loveland typography will also be 
halo   illuminated using tube lighting. The column, stone base, and sign panel may also have external directional 
architectural accent lighting.

Sign Area: 160 square feet maximum per sign face (Centerra sign panel only), 320 square feet total double faced. Sig-
nage is provided on front and rear faces of column only.

Number: There will be a maximum of 3 Centerra Boundary Monuments, 2 of these signs have already been permitted by 
the city in the following locations; one is located along the east side of I-25 and generally north of HWY 34 interchange, 
and 1 is located along the west side of I-25 generally south of the crossroads interchange. One additional Centerra Bound-
ary Monument will be located along US 34, west of I-25.

Height/Width: The stone column is a maximum height of 50’ (including the lantern), and the stone base is approximately 
62 feet wide. Actual layout and design of retaining walls will vary by location. 

Landscaping: Centerra Boundary Monuments shall be located entirely within a landscaped area. A minimum of four 
square feet of landscaping shall be provided for every one square foot of sign face. Only one face of the sign shall be 
counted to calculate the required landscape area. To count as landscaping, seventy ���percent of the sign area land-
scaping shall be live plant cover within three years of projected plant growth. Retaining walls may be included within 
landscape areas surrounding the sign in order to create a platform for the sign. 

General Note: No directional information/arrows are allowed on the Boundary Monuments. Excepting the Centerra name 
����������������������������������������������
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Centerra Primary I.D. - Option A & B

Purpose: To identify the primary entries and boundaries along the perimeter of the community.

Location: The approximate locations of Primary I.D.Signs are indicated on the sign plan.  Primary I.D. Signs will be 
located within landscape setback zones and will be setback a minimum of 21’ from the public street curb or edge of 
pavement outside of the public right-of-way.

Unifying Elements: The following four sign characteristics will be strictly controlled: materials, sign type, color and 
lighting. By controlling these elements unity and coordination will be achieved throughout the Centerra Community.

  •   Materials. Stacked sandstone or stone masonry columns. Steel or aluminum arched top sign cabinet/panel. 

  •   Sign Type: Individual reverse-channel letters and logo. Letter/ logo faces and edges are opaque.

  •   Colors: Stone columns shall be fabricated from “Loveland Buff” sandstone (or similar material), and a faux dark 
patina bronze ����shall be used on the arched top sign cabinet/panel. Centerra typography and logo shall be light 
bronze to gold in color���������������������������

  •   Lighting. The thematic Centerra light ����shall be mounted on top of the stone columns and will be internally 
illuminated. The Centerra typography and logo on sign panel will be halo illuminated using neon tubing. External 
directional architectural accent lights may also be used to highlight the stone columns.

Sign Area: 70 square feet maximum per sign face (Centerra text and logo only), 140 square feet total. This sign may 
be used in single sided, double sided, or a ‘V’ shaped plan view format.

Number: Three primary Centerra Primary I.D. signs have been permitted by the City and located at the intersections 
of: Centerra Parkway/US 34, Boyd Lake Avenue/US 34 and Rocky Mountain Ave./US 34.  Three additional Primary 

I.D. signs (option A or B) are proposed.

Height/Width: Option A approximately 10’-1-1/2” to top of lantern, approximately 8’-3” to top of arched panel, approxi-
mately 34’-7” wide. Option B approximately 12’-0” to top of lantern, approximately 9’-6” to top of stone pillar, approximately 
40’ wide. Width of sign does not include stone pillars and retaining walls. Sign height does not include height of related 
retaining walls.  If retaining walls are used in areas surrounding the sign, the maximum sign height may increased by 6’ 
max.
 
Landscaping: Primary I.D. signs shall be located entirely within a landscaped area. A minimum of four square feet of 
landscaping shall be provided for every one square foot of sign face. Only one face of the sign shall be counted to calcu-
late the required landscape area. To count as landscaping, seventy ���percent of the sign area landscaping shall be live 
plant cover within three years of projected plant growth.

General Note: No directional information/arrows are allowed on the Primary I.D. Signs. Excepting the Centerra name and 
������������������������������������������

OPTION A OPTION B
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Centerra Secondary I.D.

Purpose: This is a versatile sign that is used in different ways including: ��������of secondary entries along the 
perimeter of the community, and to mark community edges along major streets.

Location: The approximate locations of the Secondary I.D. Signs are indicated on the sign plan.  Secondary I.D. 
Signs will be located within landscape setback zones, and will be setback a minimum of 21’ from curb public street 
curb or edge of pavement outside of the public right-of-way.

Unifying Elements: The following four sign characteristics will be strictly controlled: materials, sign type, color and 
lighting. By controlling these elements unity and coordination will be achieved throughout the Centerra Community.

  •   Materials. Stacked sandstone or stone masonry columns (sandstone base is optional). Steel or aluminum arched 
top sign cabinet/panel. 

  •   Sign Type: Individual reverse-channel letters and logo. Letter/ logo faces and edges are opaque.

  •   Colors: Stone column and sign base shall be fabricated from “Loveland Buff” sandstone (or similar material), and 
a faux dark patina bronze ����shall be used on the arched top sign cabinet/panel. Centerra typography and logo 
shall be light bronze to gold in color����������������������������

  •   Lighting. The thematic Centerra light ����shall be mounted on top of the stone column and is internally illumi-
nated. The Centerra typography and logo on the sign panel will be halo illuminated using neon tubing. External 
directional architectural accent lights may also be used to highlight the stone columns.

Sign Area: 20 square feet maximum per face (Centerra text and logo only), 40 square feet total. This sign may be used 
in a single or double sided format.

Number: One Centerra Secondary I.D. sign has been permitted by the city and is located at the intersection of Hahns 
Peak Drive/US 34.  Six additional Secondary I.D. signs are proposed.

Height/Width: approximately 4’-8” to top of lantern, approximately 3’-3” to top of arched panel, approximately 14’ –11” 
wide.  If retaining walls are used in areas surrounding the sign, the maximum sign height may be increased by 4’ max.

Landscaping: Secondary I.D. Signs shall be located entirely within a landscaped area. A minimum of four square feet of 
landscaping shall be provided for every one square foot of sign face. Only one face of the sign shall be counted to calcu-
late the required landscape area. To count as landscaping, seventy ���percent of the sign area landscaping shall be live 
plant cover within three years of projected plant growth.

General Note: No directional information/arrows are allowed on the Secondary I.D. Signs. Excepting the Centerra name 
���������������������������������������������



Page 6 Centerra Planned Sign Program - December 1, 2013

Community Vehicular Directional Sign (Permanent)

Purpose: Community Vehicular Directional Signs are intended to inform residents and visitors of the various destina-
tions, amenities, services, and uses within the Centerra planned community on a permanent basis.  These signs may 
include names of major projects, civic uses, directional arrows, etc.
 
Location: Community Vehicular Directional Signs will be used at several locations along the community perimeter and 
along streets within the community. Community Vehicular Directional Signs will be located within landscape setback 
zones outside of the public right-of-way, and will have a 12’ minimum setback from the public street curb or edge of 
pavement.

Unifying Elements: The following four sign characteristics will be strictly controlled: materials, sign type, color and 
lighting. By controlling these elements unity and coordination will be achieved throughout the Centerra Community.

  •   Materials: Sandstone (or similar material) column and base. Steel or aluminum arched top sign cabinets/panels. 

  •   Sign Type: Stacked sandstone column and base. Steel or aluminum arched top sign cabinets/panels, routed let-
ters on removable panels. 

  •   Colors: Stone column and sign base for permanent signs shall be fabricated from “Loveland Buff” sandstone. 
Matthews #MP02779 or matching color shall be used on the arched top Centerra logo sign cabinet/panel and Mat-
thews #MP00554 or matching color shall be used on the directional sign panel/cabinet. Centerra typography/logo 
and directional text shall be white.

  •   Lighting: Stone base may be up-lit using ground mounted light���������������������������

  •   Font:  �����������������������愀 Sans Bold

Sign Area: 60 square feet maximum per face, total for double sided is 120 square feet

Number: Three signs have already been approved and will be located in the following areas within Centerra: two (2) east 
of I-25 along US 34 and one (1) on the east side of Centerra parkway south of Sky Pond Drive.  Two additional directional 
signs are proposed along perimeter streets-one at Crossroads Blvd. and one along US 34 west of I-25. Additional direc-
tional signs will be provided internally within Centerra along public roads.

Height/Width: approximately 11’-10” to top of sign panel, approximately 12’-4” width of stone base.

Advertising:  Context of messages on directional signs will be regulated by the DRC and may include the following 
projects located within Millennium GDP: projects which are open to the public, Centerra amenities, new homes that are 
actively being sold, and home builder names.    
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I-25 and US 34  - Size A (Temporary Signs)

Purpose: Community Vehicular Directional Signs are intended to inform residents and visitors of the various desti-
nations, amenities, services, and uses within the Centerra.  These signs may include information about residential 
neighborhoods, builders, model homes, etc. with directions and/or arrows. Temporary Project ������漀n and Real 
Estate Signs are intended to identify proposed and future developments prior to and during construction, advertise 
general Centerra property, leasing, build to suit, pre-leasing, etc. to identify the project, the development team which 
may include names and logos for the owner, architect, contractor, lender, etc. and illustrations of the project. 

Location: “Size A” temporary signs will be used at locations along I-25 and US 34. “Size A” signs will be located within 
landscape setback zones, and will have a 0’ minimum setback from the public right-of-way.  Project ��������signs 
and Real Estate signs shall be located on the property that the sign is identifying. Signs may be located off the actual 
property if construction activity presents physical challenge, if approved by Current City Planning Manager.  Directional 
��������������������������������be located on unplatted land within Centerra.

Unifying Elements: The following four sign characteristics will be strictly controlled: materials, sign type, color and 
lighting. By controlling these elements unity and coordination will be achieved throughout the Centerra Community.
  •  Materials: Steel or aluminum posts and panels. 

  •  Sign Type: Machine cut vinyl graphics

  •   Colors: The Centerra logo panel and mounting brackets for directional and information panels shall be painted 
Matthews “Chocolate Chip” #25A-1A. The changeable directional panels shall be painted Matthews “Coco Bean” 
#24C-3D. The information panel shall be painted Matthews “Warm Gray #2”. All signposts shall be painted Mat-
thews “Bracken Brown” #25C-2T. Centerra typography/logo shall be 3M “Antique White” #7725-90. Directional 
messages shall be “white” 7725-10.  Color of text message and graphics on the project information panel may vary.  
Graphics may include illustrations of the future building and /or site plan.

 •   Lighting: “Size A” temporary signs will not be illuminated.

 •   Font:  All directional copy shall be �����Sans Bold typeface.  Font style on Project ��������and Real Estate 
Sign panels shall vary. 

Sign Area: 100 square feet maximum per face, total for double sided is 200 square feet

Number: Size A Temporary Signs will be located in the following areas within Centerra: a maximum of six (6) along the 
west frontage of I-25and four (4) along the east frontage of I-25, and a maximum of four (4) along US 34 east of I-25.  Note: 
A maximum of 3 temporary community directional signs of any type will be allowed along US 34 west of I-25. Provide a 
200’ minimum separation between directional signs. 

Height/Width: approximately 15’-0” to top of post, approximately 19’ wide at Centerra logo panel.

General Note: Landscaping is not required around these signs. 

Duration: Temporary Vehicular Directional Signs may remain in place for a period of 2 years or until a permanent sign is 
installed, whichever is greater, unless a written extension is given administratively by the City of Loveland. Real Estate 
Signs have no durational limit.  Temporary Project ��������shall be removed within 30 days of receiving the related 
������of Occupancy (if applicable).  Project ��������Real Estate and Leasing signs maybe installed prior to 
construction activity, before issuance of building permit and prior to site grading activities. 

Community Vehicular Directional Sign - Size A ��������������������������A

Double Faced (optional)
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Project I.D. and Real Estate Sign (Temporary) - Size B, C, D, E, F and G

Purpose: Temporary Project ��������and Real Estate Signs are intended to identify proposed and future 
developments prior to and during construction, advertise general Centerra property, availability (for sale, for 
lease, etc.). Project ID signs may include the project name, building illustrations development team, which may 
include names and logos for the owner, architect, contractor, lender, etc.  It is intended that these signs will be 
installed on property prior to approval of the plat and building permits associated with the property and where 
land or building space is available.

Location: B,C, E and F Temporary Project ��������and Real Estate Signs will be used at locations along 
perimeter and internal arterials and collector roadways within the community.  Project ��������signs shall 
be located on the property that the sign is identifying.  B,C, E and F Temporary Project ��������and Real 
Estate Signs may be located in landscape setback zones.  Size D and G Real Estate Signs shall be located on 
the property that the sign is identifying.  All signs will have a 0’ minimum setback from the public right-of-way. 
Signs may be located off the actual property if construction activity presents physical challenge. 

Unifying Elements: The following four sign characteristics will be strictly controlled: style, materials, sign type, 
color and lighting. By controlling these elements unity and coordination will be achieved throughout the Centerra 
Community.

  •   Style: Curved, Arched sign top which is consistent theme of all Centerra Signs

  •   Materials: Steel, aluminum, or wood posts (Wood posts will only be considered on Project ��������
Signs and only as �������approved by the Centerra Design Review Committee.) Steel, aluminum or 
Alumalite panels.

  •   Sign Type: Machine cut vinyl graphics

  •   Colors: B, C and D Sign Panel Colors: The Centerra logo panel and mounting brackets for project in-
formation panel shall be painted Matthews “Chocolate Chip” #25A-1A. The project information panel shall 
be painted Matthews “Warm Gray #2”. The posts shall be painted Matthews “Bracken Brown” #25C-2T.
Centerra typography/logo 3M “Antique White” #7725-90.  E, F and G Sign Panel Colors: The Centerra 
logo panel is 6mm Alumalite Corrugated Plastic Core Regal Bronze factory ����on both sides of pan-
el. The project information panel is 6mm Alumalite Corrugated Plastic Core Ivory ����on both sides.                                   
Text Colors: The color of text message and graphics on the project information panel may vary. Graphics 
may include illustrations of the future building and /or site plan.  “D and G” Sign message text shall be Black  
or as approved by DRC.  Broker logo shall be Black.       

  •   Lighting: All signs will not be illuminated

Sign Area:  B Signs will have 35 square feet per face, 70 square feet total for double-sided signs.  C Signs will 
have 16 square feet per face, 32 square feet total for double-sided signs. D Signs will have 15 square feet per 
face, 30 square feet total for double-sided signs.  E Signs will be 34 square feet maximum per face, total for 
double sided is 68 square feet. F Signs will be 20 square feet maximum per face, total for double sided is 40 
square feet.  G Signs will be 13 square feet maximum per face, total for double sided is 26 square feet.

Number: Project ��������Signs will be allowed one sign per street frontage, or a maximum of two (2) signs 
for Project I.D. for each individual project.  Real Estate signs that advertise general Centerra property will not 
have limits on the number of signs internally, but are limited to a total of two along each of the perimeter streets, 
as approved by the DRC, but will be located with a minimum of 200’ separation from other General Centerra 

signs.  Real Estate Signs advertising individual properties will be allowed one sign per street frontage, or a maximum 
of two (2) signs per property.                                                                                                                                            

Height/Width: B Signs shall be approximately 9’-6” to top of post, approximately 9’-6” wide at Centerra logo panel,            
C Signs shall be approximately 7’ to top of post, approximately 6’-6” wide at Centerra logo panel, D Signs shall be ap-
proximately 6’ to top of post, approximately 5’ wide at Centerra logo panel. E Signs will be approximately 8’-0” to top of 
post, approximately 8’ wide at Centerra logo panel.  F Signs will be approximately 7’-0” to top of post, approximately 6’ 
wide at Centerra logo panel. G Signs will be approximately 7’-0” to top of post, approximately 4’ wide at Centerra logo 
panel.

General Notes: Directional information/arrows are not allowed on the Temporary Real Estate Signs.  Landscaping is 
not required around these signs.

Duration: Real Estate Signs have no durational time limit.  Project ��������signs shall be removed within 30 days 
of receiving the related ������of Occupancy.  Project ID, Real Estate and Leasing Signs may be installed prior to 
construction activity, before issuance of building permit, and prior to site grading activities.

Project I.D. and Real Estate Sign (Temporary) - Size B, C, D, E, F and G
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OPTION B OPTION C OPTION D

Project I.D. and Real Estate Sign (Temporary) - Size B, C, D, E, F and G

OPTION E OPTION F OPTION G
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Community Vehicular Directional Sign (Temporary) - Size B, C, D, E and F

Community Vehicular Directional Sign (Temporary) - Size B, C, D, E and F

Purpose: Community Vehicular Directional Signs are intended to inform residents and visitors of the various 
destinations, amenities, services, and uses within the Centerra planned community. These signs may include 
information about residential neighborhoods, builders, model homes, etc. and will include directional arrows.

Location: Community Vehicular Directional Signs will be used at locations along major & minor arterials 
(excluding I-25) and collectors occurring just before intersections.  All signs will be located within landscape 
setback zones, and will have a 0’ minimum setback from the public right-of-way.

Unifying Elements: The following four sign characteristics will be strictly controlled: materials, sign type, color 
and lighting. By controlling these elements unity and coordination will be achieved throughout the Centerra 
Community.

  •   Materials: Steel or aluminum; steel, aluminum or Alumalite panels

  •   Sign Type: Machine cut vinyl graphics

  •   Colors: B, C and D Colors: The Centerra logo panel and mounting brackets for directional panels shall 
be painted Matthews “Chocolate Chip” #25A-1A. The changeable directional panels shall be painted Mat-
thews “Coco Bean” #24C-3D. The posts shall be painted Matthews “Bracken Brown” #25C-2T. Centerra 
typography/logo shall be 3M “Antique White” #7725-90. Directional messages shall be “white” 7725-10.     
E and F Sign Colors: Header panel and informational panels are 6mm Alumalite Corrugated Plastic Core, 
Regal Bronze factory ����on both sides. Mounting brackets, hardware and posts shall be painted to 
match Regal Bronze color of panels. All copy and arrows are 3M Scotchcal white vinyl. 

  •   Lighting: Temporary Community Vehicular Directional Signs will not be illuminated

  •   Font:  All directional copy shall be ClearviewHwy-1-W.  All directional copy on a single sign shall be the 
same point size whenever possible.  Each line of copy shall be right �����or left �����according to 
the direction of the arrow

Sign Area: B Signs will be 45 square feet maximum per face, total for double sided is 90 square feet, number 
of changeable direction sign panels will vary (5 maximum). C and D Signs will be 20 square feet maximum 
per face, total for double sided is 40 square feet, number of changeable direction sign panels will vary (4maxi-
mum).  E Signs will be 45 square feet maximum per face, total for double sided is 90 square feet. F Signs will 
be 18 square feet maximum per face, total for double sided is 36 square feet.  

Number: Signs will be located in the following areas within Centerra: a maximum of three (3) along US 34 
west of I-25, two (2) along US 34 east of I-25, seven (7) along east side of Boyd Lake Avenue, two (2) along 
the south side of Crossroads Blvd., and three (3) along west side of County Road 3.  These signs will also be 
allowed along roadways and near intersections internally within Centerra.  Internal signs will have a minimum 
200’ separation from other directional signs.

Height/Width: B Signs will be approximately 13’-0” to top of post, approximately 10’ wide at Centerra logo 
panel.  C and D Signs will be approximately 8’-0” to top of post, approximately 7’ wide at Centerra logo panel. 
E Signs will be approximately 10’-0” to top of post, approximately 8’ wide at Centerra logo panel.  F Signs will 
be approximately 8’ 9” to top of post, approximately 6’ wide at Centerra logo panel.

General Note: Landscaping is not required around these signs.

Advertising:  Context of messages on directional signs will be regulated by the DRC and may include the following: 
projects located within Centerra, projects which are open to the public, Centerra amenities, new homes that are ac-
tively being sold, and home builder names.    

Duration: Temporary Vehicular Directional Signs may remain in place until the property on which the sign is located 
is developed, then the sign must be removed or relocated prior to issuance of a ������of Occupancy for the prop-
erty unless an extension is approved in conjunction with the issuance of the building permit. The City of Loveland may 
agree to extend the duration to a date certain or apply �����conditions to the extension. Signs directing ����to 
residential sites may remain in place during periods of active sales of new construction only and are not intended to be 
used for re-sale of individual homes.
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Community Vehicular Directional Sign (Temporary) - Size B, C, D, E and F

OPTION FOPTION E

OPTION B OPTION C OPTION D
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Residential Marketing Signs

Residential Marketing Pillar Signs (RMP)
Purpose: RMP Signs are meant to inform potential residents about available resi-
dential product such as “For Lease” units, “For Sale” units, etc. and to communicate 
neighborhood/campus attributes such as amenities, themes, etc.  

Location: RMP Signs are allowed at the public entrances of multi-family residen-
tial developments and at single-family attached and single-family detached model 
home complexes. (Builder Model Home Complex  is ����as a minimum of two 
model homes in one location by the same builder.)

Unifying Elements: The following four sign characteristics will be strictly controlled: 

  •   Materials: Decorative wood post with ������design, and coordinating deco-
rative metal brackets for top and bottom installation or vertical support for side 
installation. Panels shall be aluminum, metal or alumalite.

  •   Sign Type: Vertical Sign with sign panel attached to the side of a single pole.

  •   Colors: Uniform colors for posts and brackets are required. For all signs, panels 
shall have consistent coordinated design theme. 

  •   Lighting: RMP Signs will not be illuminated.

Sign Area: Maximum sign area: 20 square feet per face, maximum 40 square feet 
for double-sided sign.

General Note: Landscape is not required around these signs.

Number: Maximum of two signs per multi-family residential development public en-
trance. Maximum four signs per each multi-family residential development. Maxi-
mum of three signs per each Builder Model Home Complex in single-family attached 
and single-family detached residential developments.  

Height/Width: Maximum sign height shall be 12 feet. Maximum width of sign panel 
shall be 3 feet (excluding decorative brackets and posts).

Sign Language: The language of each sign face must be submitted to the Cen-
terra DRC for review and approval prior to installation or refurbishment.  The lan-
guage shall be related to the available product and amenities such as “Apartments 
for Lease”, “Condominiums for Sale”, “Lakefront Mountain Views”, “Pool, Spa and 
Community Garden Included”, “Model Homes”, “ Homes for Sale”, Builder Name 
and Logo, “Low $400s”, etc. No transaction related language shall be permitted 
such as “Hot Deals”, “Ask About Our Move In Specials”, “0% Money Down”, “Free 
First Month’s Rent”, etc.

Duration: RMP Signs may remain on site permanently for multi-family residential 
properties where units are “For Lease”. RMP Signs used at residential neighbor-
hoods that are “For Sale” may only remain during the initial sales activity period of 
the newly constructed units or until the model homes are sold to a home buyer for 
occupancy.  These signs are not intended to be permanently placed at “For Sale” 
communities. A City of Loveland Temporary Sign Permit is required for Builder Mod-
el Home Complex RMP Signs. 

FIGURE 7.1 - Vertical Sign Banners - Sizes Type A and Type B
See Section 7.3 for Details

Flagpoles are limited to a total of two per Builder Model 
Home omplex for each builder. Flags are limited to the 
U.S. ���and one corporate/identity ���The proposed 
���and pole locations must be submitted to the De-
sign Review Committee (“DRC”) for review. Installation 
of poles shall not occur without DRC approval.

Poles shall be constructed of seamless metal tubing.
Black, dark bronze or brushed aluminum are approved
colors.

Poles shall not exceed 25’ in height. Flags shall not
exceed 5’ x 8’ in size.

���������������������

Single-Family Attached and 
Single-Family Detached 
Residential Development Builder 
Model Home Complex Flag Poles

Sample of Multi-Family Residential Marketing Pillar Signs Sample of Single-Family Attached and Single-Family Detached 
Residential Marketing Pillar Signs



Page 13 Centerra Planned Sign Program - December 1, 2013

Purpose:

Wind screen fabric is required for construction fences that are adjacent to the public rights of way, trails, other oc-
cupied buildings, etc. in order to help contain blowing debris from the building site. Graphics may be used on the 
wind screen fabric to identify future development and promote community-wide branding and messages.

Location:

Temporary construction fence signs are only allowed on construction fences for new buildings. All signs have a 0’ 
minimum setback from the public right of way.

Unifying Elements:

The following four sign characteristics will be strictly controlled: materials, sign type, color and lighting. By control-
ling these elements unity and coordination will be achieved throughout the Centerra Community. 

• Materials: High tenacity polyester mesh minimum 8 oz. weight, vinyl or acrylic lacquer coated, hemmed edges  
 with grommets on both top and bottom at 24” o.c. minimum.  
• Sign Type: High quality graphics utilizing high resolution vector art images and printed with UV stabilized ink.
• Lighting: All signs will not be illuminated.
• Color: Centerra community panels shall incorporate community photos and images utilizing the Centerra Brand  
 Standards, logo and color palette below. Other sign panels must blend with complimentary design and colors to  
 the Centerra panels.

Sign Area, Height and Width:

Signs shall be a maximum 6’ height and may cover the length of the construction fence which faces a public right 
of way, trail, or occupied building. 

Number:

Each construction site for a new building shall be allowed to have temporary construction fence signs.

Message: 
1. A minimum of 50% of the sign area must provide Centerra community information which may include but is 
not limited to community photos, Centerra logo, current community marketing campaign graphics and/or community 
event information.
2. The remaining sign area may include the construction project name, building illustrations, graphics related to 
the new building occupant’s business (logos, products, services), development team information (names and logos 
for the owner, architect, contractor, lender, etc. related to the new building construction), graphics related to the 
larger campus or center in which the new building is located (for example – Motorplex, Promenade Shops, Medical 
������������������������������
3. The following shall be prohibited: The advertising of any business (logos, products and services) which will 
���������������������������������������������������� 

Message Example: 

Duration: 

Temporary construction fence signs may be installed prior to construction activity before issuance of a building per-
mit and prior to grading activities. Temporary construction fence signs shall be removed within 30 days of receiving 
�������������������

Condition of Minor Amendment Approval: 

Approval of this Minor Amendment to the Millennium GDP is conditioned upon the City of Loveland amending the 
municipal code to allow similar such signs by December 31, 2011. If the municipal code is not amended then this 
GDP amendment will be null and void December 31, 2011 unless extended in writing by the Director. If City Council 
disapproves an amendment to the municipal code regarding such similar signs then this GDP amendment will be null 
and void as of the date of the City Council hearing at which the code amendment is disapproved.

 

Temporary Construction Fence Sign
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Signage Plan

Signage Plan- Sign locations depicted on this map are conceptual only.  Final sign locations will be determined with future sign permit applications. This planned sign program may be 
revised and /or amended with the approval of the DRC and the City of Loveland Current Planning Manager.  

X
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Sign Examples

�����������������������emporary) - Size A

Community Vehicular Directional Sign - Size A

Community Vehicular Diretional Sign (Temporary) - Size C

Community Vehicular Diretional Sign (Temporary) - Size B
(Used at major intersections)

�����������������������emporary) - Size A

�����������������������emporary) - Size A
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Community Vehicular Directional Sign - Size C

�����������������������emporary) - Size B

Community Vehicular Diretional Sign (Permanent)

�����������������������emporary) - Size DVehicular Directional Sign (Permanent)

Community Vehicular Directional Sign (Temporary) - Size D

Sign Examples
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Centerra Primary I.D. - Option ACenterra Boundary Monument

Centerra Secondary I.D.Centerra Primary I.D. - Option B

Sign Examples
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Motorplex Centerra Planned Sign Program

PURPOSE
The purpose of this sign program is to promote design excellence for Motorplex 
Centerra’s overall graphic image, and to encourage tenants to create high quality signage 
that is compatible with their specific brand. Signs in this program are envisioned to 
represent the automotive retail industry while maintaining a visual link to the overall 
Centerra environment.

APPLICABILITY

This planned sign program applies to signs within the Motorplex Centerra premise 
defined as the boundaries of which are denoted on page 2 of 7 and are defined as: 
Myers Group Partnership #949 2nd Subdivision (Lot 1, Block 1) (Outlots A & B) and Myers 
Group Partnership #949 3rd Subdivision (Lot 3 - Block 1) (Lots 1,2,3,4,5 - Block 2) (Lots 
1,2 - Block 3) (Lots 1,2,3,4,5 - Block 4) (Lots 1,2,3,4,5,6,7 - Block 5) (Outlots A & B), with 
the exception of signs indicated otherwise. These guidelines supersede section 
18.50.100.A of the City of Loveland Sign Code and shall be enforced both by the Centerra 
Design Review Committee (DRC) and the City of Loveland. The provisions of the Loveland 
sign code, Chapter 18.50 of the Loveland Municipal Code, shall apply to signage 
contained within this sign program except to the extent that any such provision is 
inconsistent or in conflict with the requirements of this Planned Sign Program. In areas 
where this document is silent, the City of Loveland code will apply. 

The following sign types are addressed in this document:
• Sign Type TM –  Motorplex Tenant Monuments - (page 3 of 15)
• Sign Type TD – Motorplex Tenant Wall Mounted Display Signs - (page 4 of 15) 
• Sign Type TB – Motorplex Tenant Wall Mounted Building Signs - (page 5 of 15)
• Sign Type E – Motorplex Entry Project ID sign - (page 7 of 15)
• Sign Type M – Motorplex I-25 Project ID sign - (page 8 of 15)
• Sign Type TW – Tenant Wayfinding Sign - (page 6 of 15)

TOTAL ALLOWABLE SIGN AREA

Total allowable sign area for each sign type shall be calculated per the individual sign 
guidelines set forth in this document.

AMENDMENTS OF THE PLANNED SIGN PROGRAM

The City of Loveland Current Planning Manager may approve minor changes to this 
planned sign program administratively, provided the changes do not result in an increase 
in the cumulative total allowable sign area by more than 10% or increased sign height or 
size.  All revisions to this planned sign program are subject to approval by the
Centerra DRC.

APPROVAL PROCESS

Applications for sign permits shall be submitted to the City of Loveland 
Building Department.

The City shall review applications for sign permits and provide comments or permit(s) 
within 7 calendar days of receiving the application.

Applications for sign permits shall include:

1. Complete Millennium sign permit application
2. Sign Location Map (must be scalable and show setback dimensions)  
May be one of the following:
 • Plat of property indicating proposed sign location
 • An existing conditions site plan showing existing adjacent roads, sidewalks, 

grading and proposed sign location
 • Aerial photograph showing proposed sign location
3. Indication of sign type, per this planned sign program, and sign elevation showing text 
& graphics, sign area and sign height
4. Landscape plan for signs required to be located within landscape areas-per this 
    sign program
5. Letter of approval from the Centerra DRC 

NOTE: A licensed sign contractor with the City of Loveland must fabricate all illuminated 
signs. A licensed contractor or sign contractor with the City of Loveland must install all 
non-illuminated signs. 
  
The requirement that temporary and permanent community signs be located on a 
site with a City approved project or City approved development shall be satisfied by 
the approved Motorplex Centerra premise.  Signs located within the Motorplex 
Centerra shall be considered within the premise for purposes of the Centerra 
planned sign program.

REVISIONS TO MOTORPLEX CENTERRA PLANNED SIGN PROGRAM
December 9, 2008

PURPOSE
A Marketing Sign Program was amended into the Motorplex Centerra Planned Sign 
Program December 9, 2008.  The purpose of the amendment is to give the dealers 
at the Motorplex additional tools and more flexibility to market the Motorplex District 
and their individual dealerships with the intent to increase awareness and traffic to 
the Motorplex and the individual dealerships.  Only the approved sign options A-E 
are allowed.

The following sign type addressed in the revised document:
• Sign Type MK –  Motorplex Marketing Sign Program - (page 9 -15 of 15)

 

 

 



TD TD TD 

Centerra Boundary Marker 

TD 

TD 

TD TD TD TD TD TD TD TD 

NOTE: This sign is NOT 
a part of the Motorplex 
Planned Sign Program. 
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M* 

M 

E* 
*This sign was approved by 
variance on 9/26/05. 

*This sign was approved by 
variance on 9/26/05. 

NOTE on TD signs: Any dealer within the Motorplex shall be permitted to put a sign 
(or signs) on the display pads (based on the criteria for this sign type explained in 
full on pg.4). Use of the display pads are not limited to the closest dealers. 

Motorplex I-25 Project ID sign 

LEGEND 

E Motorplex Entry Project ID sign 

TD Tenant Display sign 

 

NOTE: Locations shown are proposed locations only. Final locations to be determined. 

Shaded areas show general potential locations for TM signs. 
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1'-3" deep internally illuminated aluminum cabinets 
painted front back and returns white 

Base is 2'-0" deep internally illuminated metal cabinet  
with brushed aluminum finish 

Polished SS or aluminum reveal 
Buff sandstone veneer base (to match Centerra brand) 
All stone shall be "Masonville Buff Sandstone"  
from Arkins Quarry in Masonville, Colorado or approved equal 
(Refer to full Centerra specifications regarding stone, masonry, 
mortar, joint sealants & caulking) 
 

MAXIMUM DEALER NAME SQUARE FOOTAGE: 9.7 
MAXIMUM LOGO SQUARE FOOTAGE (PER MODULE): 14 
MAXIMUM SIGN AREA PER SIDE: 85 
MAXIMUM TOTAL SIGN AREA: 170 (per double faced sign) 
 
 

Dealer name and address are push through 
white acrylic with 3M translucent vinyl 
in  Black (230-22) 
Font is Helvetica Neue 77 Bold Condensed (no substitutions) 

Logos are push through white acrylic with translucent 3M vinyls in colors 
to match national brand standards for each car company 
(Logos should be vertically and horizontally centered on face of cabinet; 
ONLY 1 LOGO PER SIDE ALLOWED) 

Graphics are double sided 

1'-3" 

2'-0" 

15'-8" 

4'-10" 

7"
 

4"
 

4 1/2" 2" 

7'
-1

" 

2'
-2

" 
2"

 
1'

-1
" 

A. UNIFYING ELEMENTS – The following four sign characteristics will be strictly controlled: Materials, illumination, sign type, and 
shape. By controlling these elements, unity and coordination will be achieved throughout the site. 

 
 1. MATERIALS: All Freestanding Tenant Monument Signs will include a stone base matching the Centerra stone masonry specifi-

cation. All TM signs will also include a brushed aluminum finish internally illuminated cabinet and a maximum of 3 aluminum 
cabinet logo modules painted white. No color substitutions will be allowed on these finishes so that all logos will appear on the 
same color background.  

 
 2. ILLUMINATION: All Freestanding Tenant Monument Signs will be internally illuminated with white neon. Only copy and logos 

will illuminate. 
 
 3. SIGN TYPE: All copy and logos on Freestanding Tenant Monument Signs shall be white acrylic protruding through openings 

routed out of the metal face, creating an appearance of individual letters or graphics. Layers of 3M translucent vinyl shall be 
added to the face of copy and graphics to add color to the illumination.  

 
 4. SHAPE: All Freestanding Tenant Monument Signs shall be the same design, size & shape. 
 
 

B. NUMBER – One Freestanding Tenant Monument Sign shall be allowed per lot per street frontage or a maximum of two per site. 
C. SIGN AREA – The maximum sign area of any Freestanding Tenant Monument Sign shall be eighty five square feet per side and 

one hundred seventy square feet when double-sided and three hundred forty square feet for sites with two signs 
D. LOCATION – All Freestanding Tenant Monument Signs shall be located perpendicular to Byrd Drive or Test Drive (if two buildings 

are located on one site) twenty-nine and a half feet from the back of the curb at the appropriate Tenant entrance and will be 
located so as to be compatible with required landscaping, including street trees at maturity, so that the public’s view of the sign 
will not be obstructed.  

 
E. SETBACK – All Freestanding Tenant Monument Signs shall be setback twenty-nine and a half feet from the back of the curb. 
 
F. SEPARATION – A minimum of seventy-five linear feet must be between any two freestanding signs. 

 

 

NOTE: Logos shown are for illustrative purposes only. Final logos will be determined on an individual basis by each dealer. 

3'
-7

" 
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A. UNIFYING ELEMENTS – The following four sign characteristics will be strictly controlled: Materials, illumination, sign type, and 
location. By controlling these elements, unity and coordination will be achieved throughout the site. 

 
 1. MATERIALS: All Freestanding Tenant Vehicle Display Signs shall be internally illuminated aluminum forms with acrylic faces. All 

Wall-Mounted Tenant Display Signs are mounted on a background of Centerra signature buff stone. 
 
 2. ILLUMINATION: All Freestanding Tenant Vehicle Display Signs will be internally illuminated with white neon. 
 
 3. SIGN TYPE: All Freestanding Tenant Vehicle Display Signs shall be either an internally illuminated pan channel form with white 

acrylic faces OR an internally illuminated cabinet with push through acrylic forms. Layers of translucent vinyl may be added to the 
acrylic faces to add color to the illumination. (In either scenario, ONLY THE LOGO WILL ILLUMINATE.) Freestanding Tenant Vehicle 
Display Signs will consist of a Tenant’s logomark only without any additional lettering, with the exception of national car brands 
whose official logomark consists of lettering (i.e. Jeep). No local Dealer names will be allowed. Nationally recognized auto retail 
brands that are not car brand specific (i.e. Carmax, Autonation) can choose to represent themselves with their national retail logo 
instead of a specific car brand logo(s). They cannot do both.  

 
  
  

4. LOCATION: All Freestanding Tenant Vehicle Display Signs will be located on the face of the Tenant Car Display Wall mounted one foot six 
inches from the nearest edge and four inches from the lip of the wall cap.  

 
 
B. NUMBER – A maximum of six Freestanding Tenant Vehicle Display Signs shall be allowed per two-tenant display pad. A maximum of 

three Freestanding Tenant Vehicle Display Signs shall be allowed per single-tenant display pad. Single car brand tenants shall be allowed 
a maximum of one sign per display pad. Multiple car brand tenants shall be allowed a maximum of three signs per display pad, with no 
one logo repeated on a display pad. 

 
C. SIGN AREA – The maximum sign area of any one Freestanding Tenant Vehicle Display Sign shall be twenty square feet. The maxi-

mum total sign area of a car display pad shall be one-hundred and twenty square feet and sixty square feet maximum per dealer.  
 
D. HEIGHT – The maximum height of any Freestanding Tenant Vehicle Display Sign shall be three feet. 
 
E. SEPARATION ON DISPLAY WALL – A minimum of one linear foot must be between any two Freestanding Tenant Vehicle Display Signs 

mounted on the same wall face. (This circumstance shall only occur when there exists multiple car brands under one dealership.) 
 

 

EXAMPLE CAR DISPLAY WALL FOR TWO TENANTS – FULL ELEVATION – SCALE: 1/8" = 1'-0" 

DETAIL – SCALE: 1/8" = 1'-0" 

 

6" deep internally illuminated cabinet with push through forms 
or pan channel form with white acrylic face. 
National car brand appropriate colors in 
translucent vinyl applied to acrylic face. 
All returns and trimcaps are brushed aluminum. 
 
Signs installed 1'-6" from edge of display wall  
(Right side car display area – install 1'-6" from LEFT edge; 
Left side car display area – install 1'-6" from RIGHT edge) 
and 4" from the bottom of the lip for greatest visibility 
 
In the case of a multiple brand dealership, the logos should  
be centered vertically as a group, and mounted 4” from the  
bottom of the lip to the top of the tallest logo. 
A minimum of 1'-0" should be between any two logos 
 
Signs are a maximum of 3'-0" high 
and may not exceed a maximum of 20 sq. ft. 
 
 

MAXIMUM SQUARE FOOTAGE (PER SIGN): 20 

3'
-0

" 

1'-6" 

NOTE: Logos shown are for illustrative purposes only. Final logos will be determined on an individual basis by each dealer. 
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A. UNIFYING ELEMENTS – The following two sign characteristics will be strictly controlled: Materials and illumination. By controlling 
these elements, unity and coordination will be achieved throughout the site. 

 
 1. MATERIALS: All Wall-Mounted Tenant Building Signs shall be internally illuminated aluminum forms with white acrylic faces. 
 
 2. ILLUMINATION: All Wall-Mounted Tenant Building Signs shall be internally illuminated with white neon. 
 
B. SIGN TYPE –  All Wall-Mounted Tenant Building Signs shall be either internally illuminated pan channel form(s) with acrylic faces OR 

an internally illuminated cabinet with push through acrylic forms. In the case of a cabinet sign type, the face of the cabinet (the 
background area that the logo and/or lettering push through) must be painted White. Layers of translucent vinyl may be added to  
either the push through acrylic faces or the pan-channel acrylic faces to add color to the illumination. (In either scenario, ONLY THE 
LOGO AND/OR LETTERING WILL ILLUMINATE.)  

 
 

C. NUMBER – No logo or dealer name may be repeated on a building elevation. 
 
D. TOTAL ALLOWABLE SIGN AREA –  Total allowable maximum sign area shall be 330 square feet. A maximum of 165 square feet of 

sign area shall be allowed on any one elevation. If a building frontage is less than 82.5 linear feet, then the maximum allowable sign 
area for that elevation shall be equal to two square feet per one linear foot of building frontage. 

 
E. LOCATION – The Wall Mounted Tenant Building Signs located on a single building elevation may be located centered horizontally on 

one line of sight or they may be located at differing heights. The Motorplex DRC reserves the right to approve final placement of all 
Wall Mounted Tenant Building Signs on a case by case basis based on what is visually appropriate for each building facade.  

 EXAMPLE OF WALL MOUNTED BUILDING SIGNS (FOR ILLUSTRATIVE PURPOSES ONLY) 

 EXAMPLE OF WALL MOUNTED BUILDING SIGNS (FOR ILLUSTRATIVE PURPOSES ONLY)  EXAMPLE OF WALL MOUNTED BUILDING SIGNS (FOR ILLUSTRATIVE PURPOSES ONLY) 

 

  



Gensler  June 13, 2006 (Revised December 9, 2008)

Motorplex Centerra Planned Sign Program SIGN TYPE TW – TENANT WAYFINDING SIGN 

06 

A. UNIFYING ELEMENTS – The following four sign characteristics will be strictly controlled: Materials, illumination, sign type, and 
shape. By controlling these elements, unity and coordination will be achieved throughout the site. 

 
 1. MATERIALS: All Tenant Wayfinding Signs will include a brushed aluminum finish internally illuminated cabinet. No color 

substitutions will be allowed.  
 
 2. ILLUMINATION: All Tenant Wayfinding Signs will be internally illuminated with white neon. Only copy will illuminate. 
 
 3. SIGN TYPE: All copy on Tenant Wayfinding Signs shall be routed out of the metal face and backed with white acrylic. Black 3M 

translucent vinyl shall be added to the face of copy to add color to the illumination.  
 
 4. SHAPE: Tenant Wayfinding Signs shall be the same design, size & shape. 
 
 
B. NUMBER – One Tenant Wayfinding Sign shall be allowed per entry drive. The number of Tenant wayfinding signs will vary upon 

individual dealer site plans. 
 
 

 
C. SIGN AREA – The maximum sign area of any Tenant Wayfinding Signs shall be twelve and one half square feet per side and 

twenty-six square feet when double-sided. Total sign area for each dealer’s wayfinding sign shall not exceed One Hundred 
twenty-five square feet. 

 
D. LOCATION – All Tenant Wayfinding Signs shall be located at entry drives perpendicular to Byrd Drive, Test Drive, Test Circle and 

Precision Drive and will be located so as to be compatible with required landscaping, including street trees at maturity, so that the 
public’s view of the sign will not be obstructed. On site sign locations shall be based on individual site plan layouts.  

 
E. SETBACK – All Tenant Wayfinding Signs shall not be located within the public right of way or public utility easements. 
 
F. SEPARATION – A minimum of seventy-five linear feet must be between any two Tenant Wayfinding Signs. 

 

  

NOTE: Copy shown is for illustrative purposes only. Final copy will be determined on an individual basis by each dealer.  

Co’s BMW 
Service 

Ferrero Dodge 
Jeep Chrysler 

Service 

1'
-0

" 

8" deep internally illuminated aluminum cabinet
with brushed aluminum finish, would need to be 12"
deep if the message is Double Faced

Sign area for measurement surfaces 

Reveal (can be polished stainless steel or aluminum, or  
painted red or black) 
 
 
 
 
 

MAXIMUM SIGN AREA PER SIDE: 12.5 
MAXIMUM TOTAL SIGN AREA: 25 (per double faced sign) 
 

Copy including text and dealer logos are routed out of
cabinet face and backed with 1/8" thick Polycast P-95 Black/White
acrylic, Color # 1124-1
(NOTE: MESSAGE MAY BE DOUBLE SIDED IN SOME CASES)

5'
-0

" 

3 
3/

4"
 

3'-6" 8" 

3'
-1

0"
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A. SIGN ELEMENTS

 1. MATERIALS: The Entry Project ID sign shall consist of internally illuminated aluminum letters with red faces and brushed alumi-
num trim caps and returns, a natural buff colored concrete base and Automotive Dark Grey painted “Centerra” letters and sculp-
tural blades.

 2. ILLUMINATION: The “Motorplex” letters shall be internally illuminated with white neon. The “Centerra” letters shall be halo-
illuminated with white neon. The sculptural blades shall be edge-illuminated with White Tivoli Tivoflex LED strips. (A channel will 
conceal the actual light source so that only a glow can be seen)

B. NUMBER – Only 1 Entry Project ID sign shall be allowed.

C. HEIGHT – The overall height of the Entry Project ID sign shall be thirteen feet nine inches. 

 

4'
-5

 1
/2

" 

1'
-6

" 

8'
-9

" 

32'-0" 2'-0" 
2' deep, .125 aluminum internally illuminated pan channel letters, 
internally illuminated with white neon (EGL Bright White 8300 
or Architect approved equal)  
White acrylic faces with 3M #230-33 “Red” translucent vinyl 
Trimcaps, returns and backs are brushed aluminum finish 
Finish all surfaces to protect against weathering 
No exposed attachments at attachment to base 

“Centerra” letters are 4" deep aluminum reverse pan  
channel letters with .150 clear polycarbonate backs 
Letters halo illuminate with white neon 
(EGL Bright White 8300 or Architect approved equal) 
and are pin mounted 1" off of concrete base 
Letters are painted front, returns & backs to match Akzo Nobel Sikkens 352-F1 
Finish all surfaces to protect against weathering 

.125 aluminum band mounted flush to concrete at top edge of base 
running the entire perimeter of the base with brushed aluminum finish 
 

Cast in place concrete base with the appearance of pre-cast 
Concrete mix should match Rocky Mountain Prestress 
sample #41300A (sample provided by Architect) 
and have an acid blast smooth finish 
 
Proposed concrete scoring pattern  
Fabricator to work with Architect to determine final 
placement of score lines 

.125 aluminum dimensional forms with tapered depth 
painted with Automotive grade metallic paint to match 
Akzo Nobel Sikkens 352-E3 
Finish all surfaces to protect against weathering 

8 1/2" 

4" 

13
'-

9"
 

5'
-0

" 

1.5" deep aluminum channel to house 
Tivoli Tivoflex LED strip in White 

4"
 

SIGN TYPE E – ENTRY PROJECT ID SIGN – ELEVATION            TOTAL COPY SQUARE FOOTAGE: 119  SIGN TYPE E – SIDE VIEW 

*This sign was approved by variance on 9/26/05. 
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A. SIGN ELEMENTS 
 
 1. MATERIALS: The I-25 Project ID sign shall consist of an internally illuminated brushed aluminum cabinet with push through red 

acrylic letters, a stone base to match Centerra brand masonry and Automotive Dark Grey painted “Centerra” letters and sculptural 
blades. 

 
 2. ILLUMINATION: The “Motorplex” letters shall be push through letters internally illuminated with white neon. The “Centerra” letters 

shall be halo-illuminated with white neon. The sculptural blades shall be edge-illuminated with White Tivoli Tivoflex LED strips. (A 
channel will conceal the actual light source so that only a glow can be seen) 

 

B. NUMBER – Only 1  I-25 Project ID sign shall be allowed. 
 
C. HEIGHT – The overall height of the I-25 Project ID sign shall be twenty-nine feet two inches.  

 

SIGN TYPE M – I-25 PROJECT ID SIGN – ELEVATION            TOTAL COPY SQUARE FOOTAGE: 180 SIGN TYPE M – SIDE VIEW 

29
'-

2"
 

25
'-

1 
5/

8"
 

3'-0" 

2'-6" 

2'-0" 

1'-6" 

4'
-1

 1
/2

" 

59'-3 1/2" 

47'-0" 

17
'-

10
" 5'

-6
" 

2'
-2

" 
1'

-9
" 

7'
-0

" 

1'-6" deep internally illuminated brushed aluminum cabinet 
Finish all surfaces to protect against weathering 

Fiberglass skin (min. 3/16") forms painted with Automotive grade metallic 
paint to match Akzo Nobel Sikkens 352-E3 
(Blades should be constructed from same fiberglass mold as  
Motorplex Sculpture A) Finish all surfaces to protect against weathering 
1.5" deep aluminum channels on each blade 
 to house Tivoli Tivoflex LED strip in White 
Channel should be painted to match blades 

3" deep reverse pan channel letters halo illuminated  
with white neon (EGL Bright White 8300 or comparable) 
Faces and returns painted with Automotive grade metallic paint 
to match Akzo Nobel Sikkens 352-F1 

Push-through white acrylic with 3M #230-33 “Red” translucent vinyl 

All stone shall be "Masonville Buff Sandstone"  
from Arkins Quarry in Masonville, Colorado or approved equal 
(Refer to full Centerra specifications regarding stone, masonry, 
mortar, joint sealants & caulking) 
 

2'
-0

" 

 
 
 

 

 

*This sign was approved by variance on 9/26/05. 
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A. Flag Display on I-25 Display Pads

 1. ELEMENTS
  a. MATERIALS: Bronze satin finish internal halyard rope or cable system poles.  Flags must be made from a durable commercial-grade 
  polyester and be professionally produced.  Flags may include any varienty of the following:  the US, State of Colorado, City of Loveland, 
  Larimer County or Motorplex logo with the intent to add color and motion to the display pads.

  b. ILLUMINATION:  An Amercian flag displayed at night must be illuminated.  Only down lighting is permitted and will be accomplished 
  by installing a Flagpole Beacon-like fixture or similar down lighting fixture approved by the DRC.  Only the American flag is approved for 
    illumination.
 
 2. FLAG POLE NUMBER/HEIGHT – Each flag display will contain three flag poles.  The center flag pole may be no taller than 25’ and the 

outer two flag poles on each display pad may be no taller than 20‘.  A maximum of 28 flags, three flags on nine display pads (at full 
build-out) and one American flag on the King GMC display pad on Crossroads, are permitted.  

 3. FLAG SIZE -  The flag on the 25’ pole may not exceed 5‘ x 8’ or 40 sq. ft.  The other flags on the 20‘ poles may not exceed 4’ x 6‘ or 24 
sq. ft.

 
 4.  REQUIRMENTS - The owner of each display pad must obtain a sign permit from the City of Loveland for each of the display pads to 

install the flags.

B. Light Pole Banner Display on Internal Motorplex Streets 
 1. ELEMENTS
  a. MATERIALS: Banners may display the Motorplex logo with an artistic background, auto-related imagery or be seasonal in  

 nature, but may not include specific brands, dealer names, advertising or sales messaging.  DRC approval of the artwork is not 
  required as long as the banners meet the above requirements.  Banners may be changed as often as the dealers see fit.  All banners 
  will be identical and made from a commercial-grade durable fabric.  All mounting hardware must be painted to match the light pole 
  color.  
   
 2. SEPERATION - A minimum of twenty-five feet must be between any two banners.
    
  3. HEIGHT – Banners will be no larger then 36” x 72”.   Banners should be mounted at least 15’ from the ground.

 4. LOCATION - The banner program utilizes existing streetlights with the approval of the City of Loveland.  Banners are approved for Byrd 
Drive, Test Drive up to the Precision Drive intersection on Test Circle to the southeast corner of the Davidson Dealership (see figure A).

 5. REQUIREMENTS - The banner display owner must obstain a sign permit for the initial installation of the banners.  In addition, the owner 
must obtain an encroachment permit as well as a utility work permit and a use agreement from the City of Loveland Water and Power 
Department.

C. Dealer Parking Lot Banner Display  

 1. ELEMENTS
  a. MATERIALS:   Banners must be professionally produced from a durable material and professionally mounted.  All mounting hardware 
  must be painted to match the light pole color.  

  b. CONTENT: The banners may utilize Motorplex branding, vehicle branding or manufacturer branding and messaging.  Messaging can 
  include dealership name, logo, tag line, manufacturer-required signs to distinguish a certain area on the dealership lot (such as Certi-
  fied Pre-Owned Vehicles) and a dealer-sponsored community events (such as the Susan G. Komen Event).  Messaging does NOT  
  include sales content or advertising messages.   DRC approval of the artwork is not required as long as the banners meet the above 
  requirements. Banners on each lot do not need to follow or adhere to any overall Motorplex design theme; however, all banners must 
  be professionally produced.  
   
 2. HEIGHT – Banners may be no larger then 36” x 72”.  Banners must be mounted at the same height on each light pole.

 4. LOCATION -  On-site dealership banners are restricted to the interior of the inventory lots and may not be installed on any front row light 
poles.  Each dealership facility shall be allowed to install a maximum of 33% of approved light poles or up to six banners, whichever is 
greater (see individual dealership photometric plans indicating approved dealership light poles).   

 
 5. RESTRICTIONS - The banner display owner must obtain a sign permit for the initial installation of the banners. The sign area devoted to 

the proposed dealership light pole banners will be counted against total sign area allowed for the business as counted by the City of Love-
land.  

A. Flag Display on I-25 Display Pads B. Banner Display on Internal Motorplex Streets Display C. Dealer Parking Lot Banner Display

Figure A. - 
Light Pole 
Banner 
Display 
Locations in 
Yellow
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D. On-Lot Temporary Manufacturer Banner Display Site

 1. DESCRIPTION - Each dealership facility may have a maximum of one semi-permanent banner location for the express purpose 
of displaying manufacturer-required promotional banners only. All banners must be professionally produced.  Banners are to be 
hung using zip- ties or ball bungees via eye bolts or strung via cable.   

 2. MATERIALS - Approved 6’ Tuff’n Lite composite posts that stak into the ground as the sign size dictates within the approved 
location.  

 
 2. NUMBER – Banner display pads are limited to one site per dealership facility.

  3. HEIGHT –   Banners may not exceed 100 sq ft per the City of Loveland sign code. The posts above ground cannot exceed a 
height of 60”.  Banners must be kept at ground level to reduce the effects of weather damage.

 
 4. CONDITIONS - Manufacturer-required banners would not need DRC approval as long as they are professionally produced, 

contain relevant information to a factory/corporate sponsored promotion, do not contain offensive or inappropriate material, and 
are repaired or removed promptly when they become ragged.   In addition, banners must be removed temporarily if weather 
conditions make the banner a safety hazard, i.e. high winds, blowing snow, etc.  Each dealership must obtain a sign permit for the 
initial installation.  The sign designation is temporary and therefore would not be counted against total allowable sign area for 
each dealership.

 5. LOCATIONS -  Approved locations are on Byrd Drive only with each banner at a slightly north facing angle (see figure B). The 
approved location is a 25’ x 3’ marked box approved by the DRC and marked by the landscaping company to make sure the site 
does not interfere with irrigation systems. 

E. On-Vehicle Displays
 
 1. CAR WINDOW FLAG DISPLAYS - Car window flags bearing the Motorplex logo, an American flag, or other similar art and that are
 attached by window holders and keep a uniform appearance are permitted. Sale and or price information would not be permitted on 

window flags. Flags could be used at any location on the lot at a rate not greater than one per every third vehicle 33% of the vehicles 
on the lot.  One flag per vehicle is permitted. 

   
 2. WINDSHIELD DISPLAYS - On car windshield or back windshield promotional messages are permitted provided they are vinyl
 or cling graphics and will not take up more the 33% of total windshield space. The only items that may be taped to windows are 

the dealer stock sticker. Paint or numeral cards are not permitted. Interior hang tags are permitted provided they are profession-
ally produced; however, the price information may be written in by hand.  

     3. VEHICLE WRAPS –  wrapped vehicles are permitted on dealer property. These vehicles are primarily used for off-site promo-
tions and for on-the-move advertising on vehicles such as delivery trucks. When they are not in use, vehicles are required to be 
legally parked at least 50’ from the public right of way on dealer property per City of Loveland sign code.

D. On-Lot Temporary Manufacturer 
Banner Display Site

E. On-Vehicle Displays

Figure C. - 
Approved banner 
locations for each 
dealership facility
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Co’s BMW Approved On-Site Light Pole Banner Locations 
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King GMC Approved On-Site Light Pole Banner Locations 
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Lithia Approved On-Site Banner Locations 
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Davidson Gebhardt Chevrolet and Subaru of Loveland 
Approved On-Site Light Pole Banner Locations 



 December 9, 2008

Motorplex Centerra Planned Sign Program SIGN TYPE MK –Marketing Sign Program

15

Ferrero Chrystler Approved On-Site Light Pole Banner Locations 
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NARRATIVE

�

Boundary of Premises

Chapungu Sculpture Park Planned Sign Program

PURPOSE
The Chapungu Sculpture Park will have many levels and dimensions of 
experience for each visitor; this Planned Sign Program reflects that com-
plexity.  The program’s primary purpose is to aid visitors in finding their 
way around the park, presenting clear, concise wayfinding information in 
a non-obtrusive way.  In addition, there is a major educational compo-
nent to the sign program, visitors will learn about several aspects of the 
park including: information about each individual sculpture, general in-
formation about Zimbabwe and Africa, and notes about the surrounding 
natural environment. The sign program will play a crucial role in making 
each visitor’s experience a fulfilling and satisfying one.

APPLICABILITY
This Planned Sign Program applies to signs within the Chapungu Sculp-
ture Park premises denoted on page 2 and 3 defined as: ‘Millennium 
East 4th Subdivision, Lots 1 & 2’ and ‘Millennium East 2nd Subdivision, 
Block 1, Lots 1, 2, 3, & 4’ with the exception of signs indicated other-
wise. These guidelines supersede Section 18.50.100 and 18.50.010 of 
the City of Loveland Sign Code and shall be enforced both by the Cen-
terra Design Review Committee (DRC) and the City of Loveland. The pro-
visions of the Loveland Sign Code, Chapter 18.50 of the Loveland Mu-
nicipal Code, shall apply to signage contained within this sign program 
except to the extent that any such provision is inconsistent or in conflict 
with the requirements of this Planned Sign Program. In areas where this 
document is silent, the City of Loveland code will apply. 

The following sign types are addressed in this document:
• Sign Type A –  Site Identification: Corner Monument - (page 4 of 10)
• Sign Type B – Site Identification: Street Monument - (page 5 of 10) 
• Sign Type C – Pedestrian Entry - (page 6 of 10)
• Sign Type D – Directional - (page 7 of 10)
• Sign Type E – Interpretive - (page 8 of 10)
• Sign Type F – Interactive Groups - (page 9 of 10)
• Sign Type G – Sculpture Identification - (page 10 of 10)

Sign types D, E, F and G do not require permitting because function, 
location and visibility.

TOTAL ALLOWABLE SIGN AREA
Total allowable sign area for each sign type shall be calculated by mea-
suring four-sided boxes that enclose the area of the sign face occupied 
by content. Elements on separate areas of the sign face may be en-
closed in separate boxes. Total allowable sign area for each sign type is 
described on the pages that follow.

UNIFYING ELEMENTS
The following characteristics will be strictly controlled: materials, color, 
shape, letter style. By controlling these elements, unity and coordination 
will be achieved throughout the site.

AMENDMENTS OF THE PLANNED SIGN PROGRAM
The current City of Loveland Planning Manager may approve minor 
changes to this planned sign program administratively, provided the 
changes do not result in an increase in the cumulative total allowable 
sign area by more than 10% or increased sign height or size.  All revi-
sions to this planned sign program are subject to approval by the Cen-
terra DRC.

APPROVAL PROCESS
Applications for sign permits shall be submitted to the City of Loveland 
Building Department.

The City shall review applications for sign permits and provide com-
ments or permit(s) within 7 calendar days of receiving the application.

Applications for sign permits shall include:

1. Complete Millennium sign permit application.
2. Sign Location Map (must be scalable and show setback dimensions).  
May be one of the following:

 • Plat of property indicating proposed sign location.
 • An existing conditions site plan showing existing adjacent  
    roads, sidewalks, grading and proposed sign location.
 • Aerial photograph showing proposed sign location.

3. Indication of sign type, per this Planned Sign Program, and sign eleva-
tion showing text and graphics, sign area and sign height.
4. Landscape plan for signs required to be located within landscape 
areas per this Planned Sign Program.
5. Letter of approval from the Centerra DRC.

The requirement that temporary and permanent community signs be 
located on a site with a City-approved project or City-approved develop-
ment shall be satisfied by the approved Millennium GDP. Signs located 
within ‘Millennium East 4th Subdivision, Lots 1 & 2’ and ‘Millennium 
East 2nd Subdivision, Block 1, Lots 1,2,3, & 4’ shall be considered 
within the premises for purposes of the Centerra Planned Sign Program. 

NOTE: A licensed sign contractor with the City of Loveland must fabri-
cate all illuminated signs. A licensed contractor or sign contractor with 
the City of Loveland must install all non-illuminated signs.
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D 5 Directional signs will be located in 
the Promenade Shops development 
pending future placement.

G 5 additional Sculpture Identi�cation 
Signs will be located in the Park 
pending future placement.

Setback: Sign Type A

Note: Dimensions indicate minimum setbacks measured 
from the back of the curb.

Scale: 1/64”= 1’-0”
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55'-0" 38
'-0
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Setback: Sign Type B

Note: Dimensions indicate 
minimum setbacks measured from
the back of the curb.

Scale: 1/64”= 1’-0”
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Location is typical and minor field adjustments 
shall be made at time of installation.
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Location is typical and minor field adjustments 
shall be made at time of installation.
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with sculpture from 
grade base: 20’-0”.
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Front ViewEnd View

Scale: 1/8”= 1’-0”

E

A G G

Top View

F Sign Face Sq. Ft. 
Chapungu Sculpture Park, Centerra Logo, Chapungu Logo: 67  
Total: 67 x 2 = 134
Sculpture and base excluded from calculations.

Back plate to be painted with Matthews MP43425  ‘Saucy Gold’ 
Semi Gloss. Back of back plate to be painted Matthews 43661 
‘Terra Brun’ Semi Gloss.

“Centerra” Logo will be sandblasted 1/8” into surface of 
free-standing cast concrete element that matches the sculpture 
base element in color and texture.

Sealant on backer rod at joint between aluminum cabinet and 
precast sculpture base.

G

H

I

A

B

C

D

E

Colored cast concrete block sculpture base with the 
“Chapungu” logo and African-derived pattern sandblasted 1/8” 
into the surface.  

Internally illuminated aluminum sign cabinet to be painted with 
Matthews Paint MP 43661 ‘Terra Brun’ Semi Gloss.

Individual 4” deep halo illuminated reverse pan channel letters 
with back plates. Letter faces and returns to be painted with 
Matthews Paint MP 43661 ‘Terra Brun’ Semi Gloss. Interior of 
letters to be painted white.

Illuminated push-through polished acrylic letters. Neschen 
Transpo 6607 ‘Cane’ translucent vinyl shall be applied to the 
inside of the letters to add color to the illumination. 

Foundation will be determined and engineered by fabricator.
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Chapungu Sculpture Park Planned Sign Program SIGN TYPE A: Site Identification: Corner Monument

A. UNIFYING ELEMENTS – The following characteristics will be strictly controlled: materials, 
color, shape, letter style. By controlling these elements, unity and coordination will be achieved 
throughout the site.

1. MATERIALS: The Site Identification Sign: Corner Monument will include a cast- concrete 
stone sculpture base, a painted internally illuminated aluminum sign cabinet with white acrylic 
push-through letters and aluminum reverse pan channel dimensional letters. No substitutions 
will be allowed for these materials. 
2. ILLUMINATION: Sign cabinets will be internally illuminated with white GE GelCore LEDs. 
Featured sculptures will be ground-lit with Delta Star Type DD fixtures with MR lamps, 
Bronze wrinkle powder coat, spread 10, with honeycomb baffle and 45 degree snoot. Fixtures 
must include a dimmer feature.  
3. SIGN TYPE: The Site Identification Sign: Corner Monument will include a cast concrete 
stone sculpture base with sand-blasted features to include African-derived patterns and 
Chapungu logo. All signs will also include an aluminum internally-illuminated cabinet painted 
with Matthews Paint MP43661 ‘Terra Brun’ Semi-Gloss.  ‘Chapungu’ will consist of aluminum 

reverse pan channel letters with interior surfaces painted white, halo illuminated with white GE 
GelCore LEDs with a back plate. Reverse pan channel letter faces and returns will be painted 
with Matthews Paint MP43661 ‘Terra Brun’ Semi Gloss. Back plate will be painted with Mat-
thews Paint MP43425 ‘Saucy Gold’ Semi Gloss.  The back of the back plate is painted Mat-
thews MP43661 ‘Terra Brun’ Semi Gloss. ‘Sculpture Park’ copy on Site Identification Signs 
shall be white acrylic protruding through openings routed out of the metal face, creating an 
appearance of individual letters. Neschen Transpo 6607 ‘Cane’ translucent vinyl shall be ap-
plied to the inside of the push through letters to add color to the illumination. “Centerra” Logo 
will be sandblasted 1/8” into surface of free-standing cast concrete element that matches the 
sculpture base element in color and texture. 
4. SHAPE: Site Identification Signs: Corner Monuments shall be the same design, size and 
shape.

B. SIGN AREA – The sign area of any Site Identification Signs: Corner Monument shall be 
sixty-seven square feet per face, one hundred thirty-four square feet total maximum. Sculpture is 
excluded from height and area calculations.

C. LOCATION – The  Site Identification Sign: Corner Monument shall be located at the southwest 
corner of Centerra Parkway and Kendall Parkway situated so that the sign cabinets will be roughly 
parallel with Centerra and Kendall Parkways and will be located so as to be compatible with 
required landscaping; including street trees at maturity, so that the public’s view of the sign will not 
be obstructed. 

D. SETBACK – The Site Identification Sign: Corner Monument shall be set back a minimum of 
fifty-five feet from Kendall Parkway and a minimum of thirty-eight feet from Centerra Parkway 
measured from the back of the curb.

E. LANDSCAPING –  The Site Identification Sign: Corner Monument shall be located entirely 
within a landscaped area. A minimum of four square feet of landscaping shall be provided for every 
one square foot of sign face. Only one face of the sign shall be counted to calculate the required 
landscape area. To count as landscaping, seventy-five percent of the sign area landscaping shall 
be live plant cover within three years of projected plant growth.
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Colored cast concrete block sculpture base with the 
“Chapungu” logo and African-derived pattern sandblasted 
1/8” into the surface. 

Internally illuminated aluminum sign cabinet to be painted 
with Matthews Paint  MP 43661 ‘Terra Brun’ Semi Gloss.

Individual 4” deep halo illuminated reverse pan channel 
letters with back plates. Letter faces and returns to be 
painted with Matthews Paint  MP 43661 ‘Terra Brun’ Semi 
Gloss.  Interior of letters will be painted white.

Illuminated push-through polished acrylic letters. Neschen 
Transpo 6607 ‘Cane’ translucent vinyl shall be applied to the 
inside of the letters to add color to the illumination

Foundation will be determined and engineered by fabricator.

Sign Face Sq. Ft. 
Chapungu Sculpture Park, Centerra Logo, Chapungu: 53 
Total: 53
Sculpture and base excluded from calculations.

Back plate to be painted with Matthews MP43425  ‘Saucy 
Gold’ Semi Gloss. Back of back plate to be painted Matthews 
43661 ‘Terra Brun’ Semi Gloss. 

“Centerra” Logo will be sandblasted 1/8” into surface of 
free-standing cast concrete element that matches the 
sculpture base element in color and texture. 

Sealant on backer rod at joint between aluminum cabinet 
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Chapungu Sculpture Park Planned Sign Program SIGN TYPE B: Site Identification: Street Monument

A. UNIFYING ELEMENTS – The following characteristics will be strictly controlled: 
materials, color, shape, letter style. By controlling these elements, unity and coordina-
tion will be achieved throughout the site.

1. MATERIALS: The Site Identification Sign: Street Monument will include a cast 
concrete stone sculpture base, a painted internally illuminated aluminum sign 
cabinet with white acrylic push-through letters and aluminum reverse pan channel 
dimensional letters. No substitutions will be allowed for these materials. 
2. ILLUMINATION:  The sign cabinet will be internally illuminated with white GE 
GelCore LEDs. Featured sculptures will be ground-lit with Delta Star Type DD fixtures 
with MR lamps, Bronze wrinkle powder coat, spread 10, with honeycomb baffle and 45 
degree snoot. Fixtures must include a dimmer feature. 
3. SIGN TYPE: The Site Identification Sign: Street Monument will include a cast 
concrete stone sculpture base with sandblasted features to include African-derived 
patterns and Chapungu logo. All signs will also include an aluminum internally il-
luminated cabinet painted with Matthews Paint MP43661 ‘Terra Brun’ Semi Gloss.  

‘Chapungu’ will consist of aluminum reverse pan channel letters with interior 
surfaces painted white, halo illuminated with white GE GelCore LEDs with a back 
plate. Reverse pan channel letter faces and returns will be painted with Matthews 
Paint MP43661 ‘Terra Brun’ Semi Gloss. Back plate will be painted with Matthews 
Paint MP43425 ‘Saucy Gold’ Semi Gloss. The back of the back plate is painted Mat-
thews MP43661 ‘Terra Brun’ Semi Gloss. ‘Sculpture Park’ copy on the Site Identifi-
cation Sign: Street Monument shall be white acrylic, protruding through openings 
routed out of the metal face, creating an appearance of individual letters. Neschen 
Transpo 6607 ‘Cane’ translucent vinyl shall be applied to the inside of the push 
through letters to add color to the illumination. “Centerra” Logo will be sandblasted 
1/8” into surface of free-standing cast concrete element that matches the sculpture base 
element in color and texture. 
4. SHAPE: All Site Identification Signs: Street Monument shall be the same de-
sign, size and shape.

B. SIGN AREA – The sign area of any Site Identification Sign: Street Monument shall be 

fifty-three square feet maximum. Sculpture is excluded from height and area calculations.

C. LOCATION – The Site Identification Sign: Street Monument shall be located perpen-
dicular to Sky Pond Drive twenty-two feet from the back of the curb and will be located 
so as to be compatible with required landscaping, including street trees at maturity, so 
that the public’s view of the sign will not be obstructed. 

D. SETBACK – The Site Identification Sign: Street Monument shall be set back a 
minimum of twenty-nine feet from the back of the curb.

E. LANDSCAPING –  The Site Identification Sign: Street Monument shall be located 
entirely within a landscaped area. A minimum of four square feet of landscaping shall 
be provided for every one square foot of sign face. Only one face of the sign shall be 
counted to calculate the required landscape area. To count as landscaping, seventy-
five percent of the sign area landscaping shall be live plant cover within three years of 
projected plant growth.
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Front View

Top View

Top View Detail

End View

End View Detail

End View

Lorem ipsum dolor sit amet, consectetuer 

adipiscing elit. Integer id libero.

-Kew Gardens, London, England, 2001 
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Colored precast concrete sign support.

Chapungu logo tone-on-tone on sign panel.

Pattern sandblasted 1/8” into concrete support derived from African 
artifacts.

1/2” painted aluminum plate with “Chapungu” waterjet cut from top 
edge. “Sculpture Park” painted on surface.

io Lighting “Line Series 2.0” 36” asymmetric LED strip light in 
recess with mounting clips, conduit and j-box cast in place. 
Fabricator will create adjustable louver for beam control.

Centerra logo painted on sign panel.

Quote from review or visitor comment regarding previous Chapungu 
exhibitions sandblasted 1/8” into smooth face of cast concrete.

Sign face Sq. Ft.: 16

“ENTRY” and number sandblasted 1/8” into face of cast concrete 
on both sides of the column. 

Etched zinc panel.  The etched zinc panel will be manufactured with 
four through holes, one at each corner.  The zinc panel will be 
attached with tamper-proof fasteners to the painted aluminum sign 
face with threaded holes drilled to match the holes in the zinc 
panel.

Foundation connection between precast components and founda-
tion will be determined and engineered by fabricator.

Sealant joint between the precast and aluminum panel.
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1/2” Sign Face 
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SIGN TYPE C: Pedestrian Entry

A. UNIFYING ELEMENTS – The following characteristics will be strictly controlled: 
materials, color, shape, and letter style. By controlling these elements, unity and coor-
dination will be achieved throughout the site.

1. MATERIALS: All Pedestrian Entry Signs will include a cast concrete sign 
support and base, a 1/2” thick painted aluminum sign panel, an etched zinc map 
panel, and painted ‘Sculpture Park’ copy. No color substitutions will be allowed on 
these finishes and materials. 
2. ILLUMINATION: All sign cabinets will be externally illuminated with a verti-
cally mounted LED strip light, io Lighting Line Series 2.0, with fabricated louver to 
control light beam cut-off.
3. SIGN TYPE: All Pedestrian Entry Signs will include a cast concrete sign sup-
port and base with cast features to include African-derived patterns. The angled 
surface below the aluminum sign face will have a smooth finish and a Chapungu-
related quote and entry number will be sandblasted into the surface to 1/8” depth. 
All signs will also include a painted 1/2” thick aluminum sign face plate.  ‘Chapun-
gu’ will be waterjet cut from the top edge of the sign face plate. Letter faces and 

returns will be painted the same color as the panel. All ‘Sculpture Park’ copy on 
Pedestrian Entry Signs shall be painted on panel surface with Matthews MP01452 
‘Cane’ Semi Gloss. The Chapungu eagle logo will be painted ‘tone-on-tone’. The 
Centerra logo will be painted with Matthews MP01452 ‘Cane’ Semi Gloss. All Pe-
destrian Entry Signs will include an etched zinc panel.  The etched zinc panel will 
be manufactured with four through holes, one at each corner.  The sign face will 
be attached with tamper-proof fasteners to the painted aluminum sign face with 
threaded holes drilled to match the holes in the zinc panel.
4. COLOR: 1/2” aluminum sign face plate color schedule:  
C.1-4, C-10: The Great Lawn: Sign Face Plate: Matthews Paint MP43425 ‘Saucy 
Gold’ Semi Gloss; Tone-on-Tone: Matthews Paint to match Benjamin Moore 2158-20 
‘Venetian Gold’ Semi Gloss.  
C.5: The Woods: Sign Face Plate: Matthews MP37968 ‘Clydesdale’ Semi Gloss; 
Tone-on-Tone: Matthews Paint to match Benjamin Moore 2092-30 ‘Boston Brick’ 
Semi Gloss.  
C.6-9: The Wetlands: Sign Face Plate: Matthews MP43661 ‘Terra Brun’ Semi Gloss; 
Tone-on-Tone: Matthews Paint to match Benjamin Moore 2095-10 ‘Adirondack 

Brown’ Semi Gloss. 
All ‘Sculpture Park’ text: Matthews MP01452 ‘Cane’ Semi Gloss.
No color substitutions will be allowed on these finishes.
5. SHAPE: All Pedestrian Entry Signs shall be the same design, size and shape.

B. SIGN AREA – The maximum sign area of any Pedestrian Entry Signs shall be 
sixteen square feet.

C. LOCATION – Pedestrian Entry Signs will be located adjacent and perpendicular to 
walkways in landscaped areas at each pedestrian entrance. A gravel area will be pro-
vided parallel to the front face of each sign to accommodate users.  Pedestrian Entry 
Signs will be located so as to be compatible with required landscaping, including street 
trees at maturity, so that the public’s view of the sign will not be obstructed. 

D. SETBACK – All Pedestrian Entry Signs shall be set back two feet from the walk-
ways.

E. LANDSCAPING –  Pedestrian Entry Signs do not require landscaping.
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7  3/4"
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Front View End View Sign Face: NTS

.090” dimensional etched zinc panel with color information painted on the 
surface. Background color will be Matthews Paint MP37968 ‘Clydesdale 
Brown’ Semi Gloss. Panel will be mounted to support with tamper-proof 
mechanical fasteners through holes created during the manufacture of 
the panels.

1/4” aluminum base plate welded to 2” x  2” thick-walled  aluminum 
square tubing painted with Matthews Paint MP37968 ‘Clydesdale Brown’ 
Semi Gloss.

Foundation will be determined and engineered by fabricator.

Sign face Sq. Ft.: 1.0

Sponsorships by and advertisement of off-site businesses or organizations 
allowed in defined sign face area, including names and logos. 

Scale: 1 1/2”= 1’-0”

You are 
here

3/8" d. through holes

3'
-0

"

1'-2"

2"

3'
-6

 1
/8

"

A. UNIFYING ELEMENTS – The following characteristics will be strictly controlled: 
materials, color, shape, letter style. By controlling these elements, unity and coordina-
tion will be achieved throughout the site.

1. MATERIALS: All Directional Signs will include an etched zinc panel, an alumi-
num mounting plate welded to a square aluminum tube post painted and perma-
nently installed in a concrete footer. No color substitutions will be allowed on these 
finishes. 
2. ILLUMINATION: Directional Signs will not be illuminated. 
3. SIGN TYPE: All Directional Signs will include an etched zinc panel manufac-
tured with four through holes, one at each corner.  The sign face will be attached 
with tamper-proof fasteners to a painted aluminum mounting plate with holes 
drilled to match the holes in the zinc panel. The mounting plate will be welded to 

a square aluminum tube post and permanently installed in a concrete footer. The 
mounting plate and square aluminum tube post will be painted with Matthews 
Paint MP37968 ‘Clydesdale Brown’ Semi Gloss. The zinc sign face, with back-
ground color Matthews Paint MP37968 ‘Clydesdale Brown’ Semi Gloss, will have 
the following content raised from the etched surface: the Chapungu logo, Cha-
pungu name and ‘Sculpture Park’, a site map including a ‘You are here’ indicator 
and directional information as specified in the message schedule. 
No substitutions will be allowed on these finishes.
4. SHAPE: All Directional signs shall be the same design, size and shape.

B. SIGN AREA – The maximum sign area of any Directional Signs shall be 1.0 sq.ft.

C. LOCATION – All Directional Signs shall be located adjacent to walkways with the 

sign face parallel to the walkway. Directional Signs will be located at intersections and 
other decision points along the walkway. Directional Signs will be located so as to be 
compatible with required landscaping, including street trees at maturity, so that the 
public’s view of the sign will not be obstructed. 

D. SETBACK – All Directional Signs shall be set back a minimum of eighteen inches 
and maximum of twenty-four inches from the walkway.

E. LANDSCAPING – Directional Signs do not require landscaping.

Gensler May 17, 2007 �
Chapungu Sculpture Park Planned Sign Program SIGN TYPE D: Directional
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Front View Sign Square FootageEnd View

.090” dimensional etched zinc panel with color information printed on the 
surface. Background color will be printed to match Matthews Paint MP43661 
‘Terra Brun’ Semi Gloss. Panel will be mounted to base plate with with 
tamper-proof mechanical fasteners through holes created during the 
manufacture of the panels.

Rectangle area on panel intended for four color photographic images of 
artists working on sculptures, historic photos, environmental imagry etc. 
Final images TBD.

1/4”  aluminum base plate painted with Matthews Paint MP43661 ‘Terra 
Brun’ Semi Gloss permanently attached to cast concrete support.

Colored cast concrete. Final color TBD.

Pattern sandblast 1/8” into concrete support derived from African artifacts.

Foundation will be determined and engineered by fabricator.

Sign face Sq. Ft.: 1.8

Sponsorships by and advertisement of off-site businesses or organizations 
allowed in defined sign face area, including names and logos. 

G

Scale: 3/4”= 1’-0”

Lorem ipsum dolor sit amet, consectetuer adipiscing elit. 
Integer id libero. Proin Lorem ipsum dolor sit amet, 
consectetuer adipiscing elit. Integer id libero. Proin 
Lorem ipsum dolor sit amet, consectetuer adipiscing elit. 
Integer id libero. Proin Lorem ipsum dolor sit amet, 
consectetuer adipiscing elit. Integer id libero. 

Lorem ipsum dolor sit amet, consectetuer adipiscing elit. Integer id libero. Proin 
Lorem ipsum dolor sit amet, consectetuer adipiscing elit. Integer id libero. Proin 
Lorem ipsum dolor sit amet, consectetuer adipiscing elit. Integer id libero. Proin 

1'-11"

3'
-5

"

3'
-2

"

1'-4"

1'
-4

"

1'-11"

3/8" d. through holes

A. UNIFYING ELEMENTS – The following characteristics will be strictly controlled: 
materials, color, shape, letter style. By controlling these elements, unity and coordina-
tion will be achieved throughout the site.

1. MATERIALS: All Interpretive Signs will include an etched zinc panel, a painted  
aluminum mounting plate permanently attached to a cast concrete base. No color 
substitutions will be allowed on these finishes. 
2. ILLUMINATION: Interpretive Signs will not be illuminated. 
3. SIGN TYPE: All Interpretive Signs will include an etched zinc panel, a perma-
nently attached aluminum mounting plate and a cast concrete base.  The etched 
zinc panel will be manufactured with four through holes, one at each corner.  The 
sign face will be attached with tamper-proof fasteners to the painted aluminum 
mounting plate, with holes drilled to match the holes in the zinc panel. The mount-

ing plate will be permanently affixed to the concrete base. The mounting plate will 
be painted with Matthews Paint MP43661 ‘Terra Brun’ Semi Gloss. The zinc sign 
face printed to match background color Matthews Paint MP43661 ‘Terra Brun’ 
Semi Gloss will have interpretive information raised from the etched surface as 
specified in the message schedule.  No substitutions will be allowed on these 
finishes and materials.
4. SHAPE: All Interpretive Signs shall be the same design, size and shape.

 
B. SIGN AREA – The maximum sign area of any Interpretive Signs shall be 1.8 sf.

C. LOCATION – All Interpretive Signs shall be located adjacent to walkways with the 
sign face parallel to the walkway. Interpretive Signs will be located at key points along 
the walkway to clearly relate to sculptures present in the vicinity.  Interpretive Signs will 

be located so as to be compatible with required landscaping, including street trees at 
maturity, so that the public’s view of the sign will not be obstructed.  

D. SETBACK – All Interpretive Signs shall be set back a minimum of eighteen inches 
and maximum of twent-four inches from the walkway.

E. LANDSCAPING –  Interpretive Signs do not require landscaping.
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1/2" waterjet cut painted aluminum plate. Front, back 
and returns are painted with Matthews Paint to match 
Benjamin Moore 2157-10 Golden Dunes. Bevel all 
returns, not sharp edges or corners.

1/2" waterjet cut painted aluminum plate. Front, back 
and returns are painted with Matthews Paint to match 
Benjamin Moore 2174-10 Toasted Chestnut. Bevel all 
returns, not sharp edges or corners.

Eyes are waterjet cut out of the aluminum plate.

Copy is painted with Matthews Paint to match Benjamin 
Moore 2155-40 Golden Dunes.

Copy is painted with Matthews Paint to match Benjamin 
Moore 2106-10 Java.

Foundation will be determined and engineered by 
fabricator.

1/2" waterjet cut painted aluminum plate. Front, back 
and returns are painted with Matthews Paint to match 
Benjamin Moore 2159-10 Dash of Curry. “Eagle” copy is
painted with Matthews Paint to match Benjamin Moore 
2159-10 Dash of Curry. All return edges to be rounded 
over. Bevel all returns, not sharp edges or corners. 

Animals will be grouped into 4 areas of 3 animals. Final 
animal designs TBD. Sign face Sq. Ft.: 2.0 per animal.

Sponsorships by and advertisement of off-site 
businesses or organizations allowed in defined sign 
face area, including names and logos. 

Scale: 1/2"= 1'-0"

Front View Side View Front View Side View

Gensler May 17, 2007 �
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A. UNIFYING ELEMENTS – The following characteristics will be strictly controlled: 
materials, color, shape, and letter style. By controlling these elements, unity and coor-
dination will be achieved throughout the site.

1. MATERIALS: All Interactive Animals will include 1/2” thick painted aluminum 
panel and painted copy. No substitutions will be allowed on these finishes and 
materials. 
2. ILLUMINATION: All Interactive Animals will be non-illuminated.
3. SIGN TYPE: All Interactive Animals will include two painted waterjet cut 1/2” 
thick aluminum panels per animal, so that you can walk around and interact with 
the freestanding animal.  The panels will have painted copy with the animals name 

in English and Shona. There will be a short description or story about the animal.  
4. COLOR: 1/2” aluminum panel color:  
The panels will be painted different colors per each panel. Each panel will be painted 
front, back and returns. Copy on the panel will be painted in a contrasting color. 
Colors are called out in the illustration above. The additional animals and colors are 
TBD. Colors will compliment what is shown above. Additional colors will be submitted 
to the DRC and the City of Loveland for their review. 
5. SHAPE: All Interactive Animals will be approximately the same height but the 
shapes will vary depending on the animal depicted.

B. SIGN AREA – The maximum sign area of any Interactive Animals shall be two 

square feet.

C. LOCATION – Interactive Animals will be located in four locations throughout the 
park. Final locations TBD.

D. SETBACK – All Interactive Animals shall be set back two feet from the walkways.

E. LANDSCAPING –  Interactive Animals do not require landscaping.

SIGN TYPE F: Interactive Animals



Front View End View Sign Face: NTS

Sign Square Footage

A

B

C

A A

B

C

D

D

.090” dimensional etched zinc panel  with background color to match Matthews Paint MP43661 
‘Terra Brun’ Semi Gloss. Panel will be mounted to support with tamper-proof mechanical fasteners 
through holes created during the manufacture of the panels.

1/4”  aluminum base plate welded to 2” x 2” thick-walled  aluminum square tubing painted with 
Matthews Paint MP43661 ‘Terra Brun’ Semi Gloss.

Foundation will be determined and engineered by fabricator.

Sign face Sq. Ft.: 0.5

Sponsorships by and advertisement of off-site businesses or organizations allowed in defined sign 
face area, including names and logos.

Tired Drummer Springstone, 1999

“For two nights the celebration has continued.  The dancers demand more 
but finally I fall asleep on my drum. For two nights the celebration has 
continued. The dancers demand more but finally I fall asleep on my drum.”

Jonathan Mhondorohuma 1974 - 2006

Scale: 1 1/2”= 1’-0”

3/8" d. through holes

2"

3'
-0

"

1'-4"

6"

A. UNIFYING ELEMENTS – The following characteristics will be strictly controlled: 
materials, color, shape, letter style. By controlling these elements, unity and coordina-
tion will be achieved throughout the site.

1. MATERIALS: All Sculpture Identification Signs will include an etched zinc 
panel, an aluminum mounting plate welded to a square aluminum tube post 
painted and permanently installed in a concrete footer. No color substitutions will 
be allowed on these finishes. 
2. ILLUMINATION: Sculpture Identification Signs will not be illuminated. 
3. SIGN TYPE: All Sculpture Identification Signs will include an etched zinc panel, 
manufactured with four through holes, one at each corner.  The sign face will be 
attached with tamper-proof fasteners to a painted aluminum mounting plate, with 
holes drilled to match the holes in the zinc panel. The mounting plate will be weld-
ed to a square aluminum tube post and permanently installed in a concrete footer. 

The mounting plate and square aluminum tube post will be painted with Matthews 
Paint  MP43661 ‘Terra Brun’ Semi Gloss. The zinc sign face will have the follow-
ing content protruding from the etched surface: the name of the sculptor, dates of 
birth and death (as appropriate), the sculpture title, the stone the sculpture is made 
from, the date the sculpture was made and a quote. The etched surface of the sign 
face will be painted with Matthews Paint  MP43661 ‘Terra Brun’ Semi Gloss. No 
substitutions will be allowed on these finishes.
4. SHAPE: All Sculpture Identification Signs shall be the same design, size 
and shape.

 
B. SIGN AREA – The maximum sign area of any Sculpture Identification Signs shall 
be .5 sq. ft.

C. LOCATION – All Sculpture Identification Signs Signs shall be located adjacent to 

walkways with the sign face parallel to the walkway. Sculpture Identification Signs 
Signs will be located at vantage points clearly related to the sculptures they reference. 
Sculpture Identification Signs will be located so as to be compatible with required 
landscaping, including street trees at maturity, so that the public’s view of the sign will 
not be obstructed. 

D. SETBACK – All Sculpture Identification Signs shall be set back a minimum of eigh-
teen inches and maximum of twenty-four inches from the walkway.

E. LANDSCAPING –  Sculpture Identification Signs do not require landscaping.

Gensler May 17, 2007 �0
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PURPOSE
This Planned Sign Program creates a cohesive and unified design for all on-site
signage.  In addition to a freestanding project Identification Sign at the roundabout
and at each main entry, freestanding Directional Signs for both pedestrians and
automobiles are included to help with wayfinding.  Building-mounted Addressing
Signs and Site Amenity Signs are also included in this Planned Sign Program.

APPLICABILITY

UNIFYING ELEMENTS

This Planned Sign Program applies to signs within Van de Water Apartments,
Millennium SW Fourteenth Subdivision).  These guidelines supersede Section
18.50.100 and 18.50.010 of the City of Loveland Sign Code and shall be enforced
both by the Millennium Design Review Committee (DRC) and the City of Loveland.
The provisions of the Loveland Sign Code, Chapter 18.50 of the Loveland Municipal
Code, shall apply to signage contained within this sign program except to the extent
that any such provision is inconsistent or in conflict with the requirements of this
Planned Sign Program.

The following sign types are addressed in this document:
• Sign Type ID-1 - Project Identification Sign - Double Sided
• Sign Type ID-2 - Project Identification Sign - Single Sided
• Sign Type D-1 - Vehicular Directional Sign
• Sign Type D-2 - Pedestrian Directional Sign
• Sign Type HP - Handicap Parking Sign
• Sign Type BA1 - Building Mounted Address Sign
• Sign Type BA2 - Garage Mounted Address Sign
• Sign Type DA - Building Mounted Directional Address Sign
• Sign Type UA - Building Mounted Unit Address Sign
• Sign Type GA - Building Mounted Parking Garage Number Sign
• Sign Type CA - Common Amenity Identification Sign
• Sign Type BA2 - Garage Mounted Address Sign at Maintenance Facility
• Sign Type CH-H - Club House - Hours of Operation
• Sign Type CH-A - Club House - Building Mounted Address Sign
• Sign Type CH-P - Future Resident Parking Sign

The following four characteristics are included in the Planned Sign Program:
materials, colors, shape, and letter style.  By controlling these elements, unity and
coordination will be achieved throughout the site.

PLANNED SIGN PROGRAM - Loveland, CO

NORTH

AMENDMENTS OF THE PLANNED SIGN PROGRAM
The City of Loveland Current Planning Manager may approve minor changes to this
planned sign program administratively, provided that the changes do not result in an
increase in the cumulative total allowable sign area by more than 10% or increased
sign height or size.  All revisions to this planned sign program are subject to approval
by the Millennium DRC.

APPROVAL PROCESS
Applications for sign permits shall be submitted to the City of Loveland Building
Department.  Sign Permits are required for the freestanding Project Monument
Identification Sign(s) and the freestanding Pedestrian and Vehicular Directional
Sign(s).

The City shall review applications for sign permits and provide comments or
permit(s) within 7 calendar days of receiving the application.

Applications for sign permits shall include:

1. Complete Millennium sign permit application
2. Sign Location Map (must be scalable and show setback dimensions).

May be one of the following:
• Plat of property indicating proposed sign location
• An existing conditions site plan showing existing adjacent roads, sidewalks,

grading and proposed sign location
• Aerial photograph showing proposed sign location

3. Indication of sign type, per this Planned Sign Program, and sign elevation showing
text and graphics, sign area and sign height.

4. Landscape plan for signs required to be located within landscape areas per this
Planned Sign Program.

5. Letter of approval from the Millennium DRC.

VICINITY MAP SCALE: N.T.S.

THE GREENS AT VAN DE WATER - A McWhinney Community

J.A.T.

J.A.T.

APRIL 5, 2011

PLANNED SIGN PROGRAM
COVER

J.A.T.

SP.1

NOTES
1. Stake locations and orientation of ground mounted signs and notify landscape

architect to verify the location and orientation prior to installation.
2. Minor field adjustments may be necessary based on site conditions. Verify

adjustments with landscape architect prior to installation.
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A. Sign Type:  The Project Identification Signs will include the
project name, logo, and address range.  There is one single sided
sign (Major Project Identification Sign) located near the roundabout
and one double sided sign (Minor Project Identification Sign) at each
of the entries into the site (off Mountain Lion Drive and Sculptor
Drive).

B. Design Elements

1. Materials & Colors: The Project Identification Sign will include
a sandstone veneer base, to match architectural stone used
on-site. The sign face will include a cut, buff sandstone slab with
sandblasted and stained lettering and logo.The logo shall be PMS
376M, "the GREENS" lettering shall be PMS 576C.  "At Van de
Water" lettering shall be PMS 376C.  Directional arrows and all
other lettering and markings shall be PMS 1545C.

2. Shape: The 3 Project Identification Signs shall be of the same
design, shape, and dimension.  Please refer to the sign details.

3. Lettering Style:  The lettering style for "the" shall be Zapfino.
Lettering for "GREENS" shall be Trajan font.  Lettering for "At Van
de Water" shall be Perpetua Std.  Lettering style for all other text
shall be Swiss721 Light Condensed.

C. Number: 3 Project Identification Signs shall be allowed.  See
location map (SHEET SP.2) for approximate location.

D. Sign Area: The maximum sign area shall be 25 square feet per
freestanding sign face.  Signs are double sided with the exception of
the sign closest to the roundabout (which will be single-sided).

E. Setback:  The Project Identification Signs shall be setback a
minimum of 15' from the back of curb.

F. Height:  The maximum sign height shall be no taller than 6 feet.
Measurements should refer to the requirements in Section 18.50.040.
Please refer to the sign details for specific dimensions.

G. Illumination: Signs will be illuminated from directional  ground
lights.  Only the sign face (including project name and logo) shall be
illuminated. Please refer to electrical plans.
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MAJOR PROJECT IDENTIFICATION SIGN (ID-1)
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CURVED LAMINATED BEAM STAINED
BROWN

1

LAMINATED SUPPORT POSTS
STAINED BROWN

2

SANDSTONE SIGN PANEL SANDBLAST
LOGO, PAINT, AND SEAL

3

CUT SANDSTONE CAPS4

SANDSTONE VENEER*5

SEE DETAIL 2, SHEET SP.36

FRONT VIEW END VIEW
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3"41
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2900 - 3080

7 4" HIGH POWDER COATED
ALUMINUM PIN MOUNTED ADDRESS
NUMERALS, PMS 1545C

7

*SANDSTONE VENEER:

CARTER LAKE ENTERPRISES -
CONTACT: MATT (970)481-3779

STONE: MASONVILLE BUFF STONE
40% STAIN(NATURALS) 60%
BUFF(BEIGE, TAN, LIGHT BEIGE) -
ASHLAR PATTERN. NO LONG BED
JOINTS, 1/2" MOTAR JOINS.

8
4" HIGH EQUAL HOUSING
OPPORTUNITY LOGO, PMS 1545C
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BUFF(BEIGE, TAN, LIGHT BEIGE) -
ASHLAR PATTERN. NO LONG BED
JOINTS, 1/2" MOTAR JOINS.

8

4" HIGH EQUAL HOUSING
OPPORTUNITY LOGO, PMS 1545C

8

6'-0"

2'-51
2"

R14'-51
2"

7"

3"
2"

81
2"

2"

1'-9"

11"

2'-11
2"

2"
4"

3"

6'-0"

41
2"

3'-10"

FRONT VIEW

PROJECT IDENTIFICATION SIGN-SIGN FACE
3/4" = 1'-0"

1

2

4

3

4" THICK BUFF SANDSTONE SIGN
PANEL

1

"THE GREENS AT VAN DE WATER"
LOGO SANDBLASTED 1/8" INTO
STONE SURFACE AND PAINTED.
LEAF GREEN: PMS 376M
"THE GREENS" TEXT: PMS 576C
"AT VAN DE WATER" TEXT: PMS 376C

2

SIGN FACE SQ. FT.
THE GREENS AT VAN DE WATER AND
EQUAL HOUSING OPPORTUNITY LOGO
TOTAL: 2'-11 1/2" x 4'-10" = 14.3 SF

3

SANDBLASTED AND PAINTED EQUAL
HOUSING OPPORTUNITY LOGO -
PMS 1545C.

4

2900 - 3080

5

4" HIGH POWDER COATED
ALUMINUM PIN MOUNTED ADDRESS
NUMERALS, PMS 1545C; SWISS721
LIGHT CONDENSED TYPEFACE

5

2" 3'-0"
CENTERED

PROJECT IDENTIFICATION SIGN-PERSPECTIVE VIEW
NTS

J.A.T.

J.A.T.

APRIL 5, 2011

PLANNED SIGN PROGRAM
MONUMENT SIGNS

J.A.T.

SP.3
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A. Sign Type:  The free-standing Pedestrian Directional Signs are
located throughout the site to provide wayfinding for pedestrians to site
amenities.

B. Design Elements

1. Materials & Color: The Pedestrian Directional Sign will include a
cultured stone veneer base to match architectural stone on
apartment buildings.  The sign face shall be 0.125" thick aluminum,
powder coated warm beige, PMS 468C, semi-gloss; with digital
overlay film, background color - PMS 468C.  The sign shall be welded
to a powder coated aluminum square tube post PMS 1545C. The logo
shall be PMS 376M, "the GREENS" lettering shall be PMS 576C.  "At
Van de Water" lettering shall be PMS 376C.  Directional arrows and
all other lettering shall be PMS 1545C.

2. Shape: The Directional Pedestrian Signs shall be of the same
design, shape, and size.  Please refer to the sign details.

3. Lettering Style:   The lettering style for "the" shall be Zapfino.
Lettering for "GREENS" shall be Trajan font.  Lettering for "At Van de
Water" shall be Perpetua Std.  Lettering style for all other text shall
be Swiss721 Light Condensed.

C. Number: The 4 Directional Pedestrian Signs are internal on the site,
please refer to sheet SP.2 for locations.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.
Signs will be double-sided.

E. Setback:  The Directional Pedestrian Sign shall be setback minimum
of 12 inches from the edge of pavement or back of curb.

F. Height:  Please refer to the sign details for specific dimensions.

G. Illumination: Pedestrian Directional signs will not be illuminated.

H. Signs shall be mounted to tube posts such that hardware and tube
posts are not visible.

A. Sign Type:  The free-standing Vehicular Directional Signs are located
throughout the site to provide wayfinding for automobiles and residents.

B. Design Elements

1. Materials & Color: The Vehicular Directional Signs will include a
cultured stone veneer base to match architectural stone on
apartment buildings. The sign face shall be cut buff sandstone, with
powder coated aluminum pin mounted lettering and arrows. The logo
and associated text shall be sandblasted 1/8" into the sandstone slab
and painted. The "leaf" shall be painted PMS 376M, "the GREENS"
lettering shall be PMS 576C, and the  "At Van de Water" lettering
shall be PMS 376C.  Directional arrows and all other lettering shall be
PMS 1545C.

2. Shape: The Vehicular Directional Signs shall be of the same
design, shape, and size.  Please refer to the sign details.

3. Lettering Style:   The lettering style for "the" shall be Zapfino.
Lettering for "GREENS" shall be Trajan font. Lettering for "At Van de
Water" shall be Perpetua Std.  Lettering style for all other text shall
be Swiss721 Light Condensed.

C. Number: The 4 Vehicular Directional Signs are located along private
drives near each project entry.  Please refer to sheet SP.2 for locations.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.
Signs will be single-sided.

E. Setback:  The  Directional Vehicular Sign shall be a minimum setback
of 12 inches from the edge of pavement or back of curb.

F. Height:  Please refer to the sign details for specific dimensions.

G. Illumination: Vehicular Directional Signs will not be illuminated.

H. Signs shall be mounted such that hardware is not visible.

VEHICULAR DIRECTIONAL SIGN (D-1)
SCALE: 1/2" = 1'-0"

1

6"x6" LAMINATED SUPPORT POSTS,
STAINED TO MATCH PMS COLOR 1545C

2

3

CUT SANDSTONE CAPS4

CULTURED STONE VENEER TO
MATCH BUILDING

5

SEE DETAIL 2, SHEET SP.36

5'-2"

1'-2"

2"

2"

3'-1"
6'-6"

6"

4'-6"

R6'-111
2"

6'-6"

4'-6"

1'-0"

1'-6"1"

1"

8"

2

1

2

4

5

6

1

7

POWDER COATED ALUMINUM
CHANNEL SET PIN MOUNTED LETTERS
AND ARROWS. PMS COLOR 1545C

7

3
SANDSTONE SIGN PANEL SANDBLAST
LOGO, PAINT, AND SEAL

6"x8" CURVED LAMINATED BEAM,
STAINED TO MATCH PMS COLOR 1545C

FRONT VIEW END VIEW

1'-01
2"

3'-7"

3'-6"

21
2"

4'-53
4"

FRONT VIEW

VEHICULAR DIRECTIONAL SIGN (D-1) - SIGN FACE
SCALE: 3/4" = 1'-0"

3"
11
2"

31
4"

3"
2"

4"
11
2"

1" 4"

1"

21
2"R6'-51

2"

8"
31
4"

101
4"

4" THICK BUFF SANDSTONE SIGN
PANEL

"THE GREENS AT VAN DE WATER"
LOGO SANDBLASTED 1/8" INTO
STONE SURFACE AND PAINTED.
LEAF GREEN: PANTONE 376M
"THE GREENS" TEXT: PANTONE 576C
"AT VAN DE WATER" TEXT:
PANTONE 376C

3" SWISS721 LIGHT CONDENSED
TYPEFACE: CHANNEL SET,  PMS
COLOR 1545C POWDER COATED
ALUMINUM ARROWS AND LETTERS

SIGN FACE SQ. FT.
THE GREENS AT VAN DE WATER
LOGO AND DIRECTIONAL INFO.
TOTAL: 3'-0" x 3'-9 1/2" = 11.40 SF

D-1c

VEHICULAR DIRECTIONAL SIGNS (D-1)

D-1d

D-1a D-1b

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

PEDESTRIAN DIRECTIONAL SIGN (D-2)
SCALE: 1/2" = 1'-0"

FRONT VIEW REAR VIEW END VIEW

1'-8"

8"2"

2'-0"

1'-6"

81
2"

3"
R3'-6" 21

4"

11
2"

3"

1"

1"

5"

5'-0"

2'-2"1

2

3

8"

1"

4

5

6

7

POWDER COATED ALUMINUM SIGN
CABINET WARM BEIGE (CLOSED
SIDES AND BOTTOM), PMS 468C

1

POWDER COATED ALUMINUM
"CURVE", PMS 1545C

2

DIGITAL OVERLAY FILM,
BACKGROUND - PMS 468C, LETTERS
AND ARROWS - PMS 1545C

3

3" X 3" THICK WALLED ALUMINUM
SQUARE TUBE POST POWDER COAT
PMS 1545C

4

CUT SANDSTONE CAP5

CULTURED STONE VENEER TO
MATCH BUILDING

6

SEE DETAIL 1, SHEET SP.37

1

2

4

5

6

7

PEDESTRIAN DIRECTIONAL SIGN (D-2) - SIGN FACE
SCALE: 1" = 1'-0"

3"
11
2"

1"
11
2"

11
4"

11
2"

3
4"

31
2" 5

8"

3
8"

15
8"

3
8"

2"2"
7
8"

2" 2"

SIGN FACE SQ. FT.
THE GREENS AT VAN DE WATER
LOGO AND DIRECTIONAL INFO.
TOTAL: 1'-6" x 1'-6" = 2.28 SF

1-1/2" SWISS 721 LIGHT CONDENSED
TYPEFACE. DIGITAL OVERLAY FILM
BACKGROUND - PMS 468C, TEXT AND
ARROWS - PMS 1545C

FRONT VIEW

REAR VIEW

DIGITAL OVERLAY FILM:
"THE GREENS AT VAN DE WATER"
LEAF GREEN: PMS 376M
"THE GREENS" TEXT: PMS 576C
"AT VAN DE WATER" TEXT:
PMS 376C

PEDESTRIAN DIRECTIONAL SIGNS (D-2)
SCALE: 1" = 1'-0"

WEST ELEVATION EAST ELEVATION

WEST ELEVATION EAST ELEVATION

WEST ELEVATION EAST ELEVATION

NORTHWEST ELEVATION SOUTHEAST ELEVATION

D-2a

D-2b

D-2c

D-2d

J.A.T.

J.A.T.

APRIL 5, 2011

PLANNED SIGN PROGRAM
DIRECTIONAL SIGNS

J.A.T.

SP.4
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SP.5

A. Sign Type:  Building Mounted Address Sign will be located to
assist with wayfinding.

B. Design Elements

1. Materials & Color:  The Building Address Sign face shall be
aluminum; semi-gloss; with digital overlay film, background color
to be PMS 468C.  The sign shall be pin mounted on the building
facade. The logo shall be PMS 376M.  The address numbers shall
be PMS 1545C.

2. Shape: The Building Address Signs shall be of the same design,
shape, and size.  Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Number: The 21 Building Address Signs are located on the
buildings, please refer to elevations for locations.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Height:  Please refer to the sign details for specific dimensions.

F. Illumination: Building Address signs are not illuminated.

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area:  1.98 SF

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area:  0.99 SF

A. Sign Type:  The Directional Unit Address Sign will be located at
each of the stairwells.

B. Design Elements

1. Materials & Color:  The Directional Unit Address Sign face
shall be aluminum; semi-gloss; with digital overlay film,
background color to be PMS 468C. The sign shall be pin mounted
on the building facade. The logo shall be PMS 376M.  The address
numbers shall be PMS 1545C.

2. Shape: The Directional Unit Address Signs shall be of the same
design, shape, and size.  Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Number: The 42 Directional Unit Address Signs are located on the
building facade, please refer to elevations for locations.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Height:  Please refer to the sign details for specific dimensions.

F. Illumination: Directional Unit Address signs are not illuminated.

* Coordinate with architect on unit numbers per Directional Unit
Address Sign - based on units accessed from each stairwell.

A. Sign Type:  The Unit Address Sign will be located adjacent to
each dwelling unit entry.

B. Design Elements

1. Materials & Color:  The Unit Address Sign face shall be
aluminum; semi-gloss; with digital overlay film, background color
to be PMS 468C. The sign shall be pin mounted on the building
facade. The logo shall be PMS 376M.  The address numbers shall
be PMS 1545C.

2. Shape: The Unit Address Signs shall be of the same design,
shape, and size.  Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Number: The 252 Individual Unit Address Signs are located on the
building facade, please refer to elevations for locations.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Height:  Please refer to the sign details for specific dimensions.

F. Illumination: Unit Address signs are not illuminated.

* Coordinate with architect for specific unit addresses.

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area: 0.40 SF

A. Sign Type:  The Garage Number Sign will be located above each
garage door, on the building facade.

B. Design Elements

1. Materials & Color:  The Garage Number Sign face shall be
aluminum; semi-gloss; with digital overlay film, background color
to be PMS 468C. The sign shall be pin mounted on the building
facade. The logo shall be PMS 376M.  The address numbers shall
be PMS 1545C.

2. Shape: The Garage Number Signs shall be of the same design,
shape, and size.  Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Location: The 100 Garage Number Signs are located on the
garage structures, please refer to elevations for locations.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Height:  Please refer to the sign details for specific dimensions.

F. Illumination: Garage Number signs are not illuminated.

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area: 0.40 SF

DIRECTIONAL UNIT ADDRESS SIGN (DA)
SCALE: 1 1/2" = 1'-0"

1'-5"
1"

93
4"

R2'-9"

53
8"

2"

5
8"3

8"

5"

33
4"

3
4"

1"

11
4"

BUILDING ADDRESS

UNIT NUMBERS

BUILDING ADDRESS SIGN (BA1)
SCALE: 1 1/2" = 1'-0"

2'-0"
13
8"

1'-13
4"

13
8"

75
8" 55

8"

7
8"1

2"

7"

51
4"

R3'-101
2"

INDIVIDUAL UNIT ADDRESS SIGN (UA)
SCALE: 1 1/2" = 1'-0"

107
8"

33
4"

6"4"

3
4"

1
2"1

2"

11
4"

33
4"1

2"
11
2"

11
4"

R2'-27
8"

1"

BUILDING ADDRESS
UNIT NUMBER

GARAGE NUMBER SIGN (GA)
SCALE: 1 1/2" = 1'-0"

107
8"

41
8"

6"4"

3
4"

1
2"1

2"

11
4"

33
4"

2"

11
4"

R2'-27
8"

5
8"

GARAGE
NUMBER

760 Whalers Way
Bldg. C, Suite 200

Fort Collins, Colorado
Phone: 970.226.0557
Fax: 970.226.0204

A. Sign Type:  Garage Mounted Address Sign will be located to assist
with wayfinding.  One address sign will be located on each side of
the garages.

B. Design Elements

1. Materials & Color:  The Garage Address Sign face shall be
aluminum; semi-gloss; with digital overlay film, background color
to be PMS 468C.  The sign shall be pin mounted on the building
facade. The logo shall be PMS 376M.  The address numbers shall
be PMS 1545C.

2. Shape: The Garage Address Signs shall be of the same design,
shape, and size.  Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor
lettering shall be Swiss721 Light Condensed.

C. Number: The 21 Garage Address Signs are located on the garages
and maintenance building, please refer to elevations for locations.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Height:  Please refer to the sign details for specific dimensions.

F. Illumination: Garage Address signs are not illuminated.

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area:  0.99 SF

GARAGE ADDRESS SIGN (BA2)
SCALE: 1 1/2" = 1'-0"

1'-5"
1"

93
4"

1"

R2'-9"

53
8" 4"

5
8"3

8"

5"

33
4"
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101-35642-PM

SP.6

BUILDING 1.1 - FRONT ELEVATION (NORTH)
SCALE: 1/16" = 1'-0"

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)

BUILDING 1.1 - BACK ELEVATION (SOUTH)
SCALE: 1/16" = 1'-0"

BUILDING ADDRESS
SIGN LOCATION (BA1)

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)

BUILDING 1.1 - RIGHT ELEVATION (EAST)
SCALE: 1/16" = 1'-0"

A1

A1

A1 35

D1

D1 C1

C2

C2 C2

C2

C1

D1

35
A1

A1

A1

BUILDING ADDRESS
SIGN LOCATION (BA1)

BUILDING TYPE 2 - FRONT ELEVATION
SCALE: 1/16" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDINGS 2.1, 2.2, 2.5

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDINGS 2.1, 2.2, 2.4

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 2.1, 2.2, 2.4, 2.5

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 2.1, 2.2, 2.4, 2.5

BUILDING TYPE 2 - LEFT ELEVATION
SCALE: 1/16" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDING 2.5

BUILDING TYPE 2 - BACK ELEVATION
SCALE: 1/16" = 1'-0"

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 2.1, 2.2, 2.4, 2.5

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 2.1, 2.2, 2.4, 2.5

BUILDING TYPE 2 - RIGHT ELEVATION
SCALE: 1/16" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDING 2.4

MAINTENANCE BUILDING
ADDRESS SIGN LOCATION (BA2)

MAINTENANCE BUILDING ADDRESS SIGN - WEST ELEVATION
SCALE: 1/8" = 1'-0"

GARAGE BUILDING ADDRESS
SIGN LOCATION (BA2)
(BOTH SIDES)

GARAGE SIGN LOCATIONS - TYPICAL ELEVATION
SCALE: 1/8" = 1'-0"

GARAGE NUMBER SIGN
LOCATION (GA)

CAR CARE CENTER
IDENTIFICATION SIGN LOCATION

DIRECTIONAL UNIT ADDRESS - PARTIAL ELEVATION (TYP)
SCALE: 1/4" = 1'-0"

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)

5'-71
8"

93
4"

BUILDING ADDRESS (BA1) - PARTIAL ELEVATION (TYP)
SCALE: 1/4" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)

10'-33
4"

CENTERED CENTERED

BUILDING ADDRESS (BA1) - PARTIAL ELEVATION (TYP)
SCALE: 1/4" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)

10'-33
4"

CENTERED

760 Whalers Way
Bldg. C, Suite 200

Fort Collins, Colorado
Phone: 970.226.0557
Fax: 970.226.0204
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101-35642-PM

BUILDINGS 3.1 AND 3.3 - FRONT ELEVATION
SCALE: 1/16" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDINGS 3.1

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDING 3.1

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.1, 3.3

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.1, 3.3

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.1, 3.3

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDING 3.3

BUILDINGS 3.1 AND 3.3 - BACK ELEVATION
SCALE: 1/16" = 1'-0"

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.1, 3.3

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.1, 3.3

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.1, 3.3

BUILDING 3.3 - LEFT ELEVATION
SCALE: 1/16" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDING 3.3

BUILDING 3.3 - RIGHT ELEVATION
SCALE: 1/16" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDING 3.3

BUILDINGS 3.4 AND 3.5 - FRONT ELEVATION
SCALE: 1/16" = 1'-0"

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.4, 3.5

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.4, 3.5

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.4, 3.5

BUILDINGS 3.4 AND 3.5 - BACK ELEVATION
SCALE: 1/16" = 1'-0"

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.4, 3.5

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.4, 3.5

DIRECTIONAL UNIT ADDRESS
SIGN LOCATION (DA)
BUILDINGS 3.4, 3.5

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDINGS 3.4, 3.5

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDINGS 3.4, 3.5

BUILDING 3.4 - LEFT ELEVATION
SCALE: 1/16" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDING 3.4

BUILDING TYPE 3.5 - RIGHT ELEVATION
SCALE: 1/16" = 1'-0"

BUILDING ADDRESS SIGN
LOCATION (BA1)
BUILDING 3.5
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101-35642-PM

A. Sign Type:  The building mounted Club House Hours of Operation
Sign will list hours of operation.

B. Design Elements

1. Materials & Color:  The Club House Hours of Operation Sign
face shall be aluminum; semi-gloss; with digital overlay film,
background color to be PMS 468C. The sign shall be pin mounted on
an entry building column at the Club House. The logo shall be PMS
376M, text shall be PMS 1545C.

2. Shape: Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Number: The 1 Club House Hours of Operation Sign is located in
front of the Club House, please refer to elevation for location.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Setback:  There is no required setback for the Club House Hours of
Operation Sign.

F. Height:  Please refer to the sign details for specific dimensions.

G. Illumination:  Building mounted Club House Hours of Operation
Sign will not be illuminated.

A. Sign Type:  The Future Resident Parking Sign will identify parking
spaces reserved for future tenants/visitors.

B. Design Elements

1. Materials & Color:  The Future Resident Parking Sign face shall
be aluminum; semi-gloss; with digital overlay film, background
color to be PMS 468C. The sign shall be mounted on an aluminum
pole. The logo shall be PMS 376M, "RESERVED" text shall be PMS
1545C, all other text shall be PMS 1545C.

2. Shape: Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Zurich Condensed font.

C. Number: The 2 Future Resident Parking Signs are located behind
the attached sidewalk at two (2) parking stalls in front of the Club
House.  Refer to sheet SP.2 for locations.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Setback :  The Future Resident Parking Sign shall be setback a
minimum of 1 foot from the edge of pavement.

F. Height:  Please refer to the sign details for specific dimensions.

G. Illumination: Future Resident Parking Sign will not be
illuminated.

H. Signs shall be mounted to tube posts such that hardware is not
visible.

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area SF: 2.03 SF

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area SF:  1.71 SF

A. Sign Type:  The building mounted Club House Address Sign will
provide building address information.

B. Design Elements

1. Materials & Color:  The Club House Building Address Sign face
shall be aluminum; semi-gloss; with digital overlay film,
background color to be PMS 468C.  The sign shall be mounted on
the building facade. The logo shall be PMS 376M.  The address
numbers shall be PMS 1545C.

2. Shape: The Club House Building Address Sign shall be of the
same design, shape, and size to the Building Addressing Signs.
Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Number: The 1 Club House Building Address Sign is located at the
front entrance of the Club House, please refer to elevation for
location.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Height:  Please refer to the sign details for specific dimensions.

F. Illumination: Club House Building Address signs are not
illuminated.

A. Sign Type:  The Handicapped Parking Sign will identify each
parking space design for handicap accessibility.

B. Design Elements

1. Materials & Color:  The Handicapped Parking Sign face shall
be aluminum; semi-gloss; with digital overlay film, background
color to be PMS 468C. The sign shall be mounted on an aluminum
pole. Text shall be PMS 1545C. Handicapped sign shall be PMS
294C.

2. Shape: Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Zurich Condensed font.

C. Number: Please refer to sheet SP.2 for the 10 sign locations.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Setback:  The Handicapped Parking Sign shall be setback a
minimum of 1 foot from the edge of pavement.

F. Height:  Please refer to the sign details for specific dimensions.

G. Illumination: Handicapped Parking Sign will not be illuminated.

H. Signs shall be mounted to tube posts such that hardware is not
visible.

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area:  0.99 SF

CLUB HOUSE HOURS OF OPERATION SIGN (CH-H)
SCALE: 1 1/2" = 1'-0"
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CLUB HOUSE BUILDING ADDRESS SIGN (CH-A)
SCALE: 1 1/2" = 1'-0"
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FUTURE RESIDENT PARKING SIGN (CH-P)
SCALE: 1" = 1'-0"
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HANDICAPPED PARKING (HP)
SCALE: 1" = 1'-0"
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Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area SF:  1.71 SF

CLUB HOUSE - PARTIAL SOUTH ELEVATION
SCALE: 1/4" = 1'-0"

CLUB HOUSE HOURS SIGN
LOCATION (CH-H)

CLUB HOUSE BUILDING ADDRESS
SIGN LOCATION (CH-A)

5'-0"

CENTERED

CENTERED
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TRASH AND RECYCLING RECEPTACLE SIGNS (REF)
SCALE: 1" = 1'-0"
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A. Sign Type:  The building mounted Car Care Center Sign identifies
this common amenity.

B. Design Elements

1. Materials & Color:  The Car Care Center Sign face shall be
aluminum; semi-gloss; with digital overlay film, background color
to be PMS 468C. The sign shall be mounted on the building
facade. The logo shall be PMS 376M, lettering shall be PMS 1545C.

2. Shape:  Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Number: The 2 Car Care Center Signs are located on the facade
of the Car Care Center/garage building.  Refer to elevation for
locations

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Setback:  There is no required setback for the Car Care Center
Sign.

F. Height:  Please refer to the sign details for specific dimensions.

G. Illumination: This building mounted Identification Sign will not be
illuminated.

A. Sign Type:  The building mounted Mail Kiosk Sign identifies this
common amenity.

B. Design Elements

1. Materials & Color:  The Mail Kiosk Identification Sign face
shall be aluminum; semi-gloss; with digital overlay film,
background color to be PMS 468C. The sign shall be pin mounted
to the mail kiosk column. The logo shall be PMS 376M, lettering
shall be PMS 1545C.

2. Shape:  Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Number: The 1 Mail Kiosk Sign is located on the east face of the
northeastern column of the Mail Structure adjacent to the Club
House.  Refer to elevation for location.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Setback:  There is no required setback for the Mail Kiosk Sign.

F. Height:  Please refer to the sign details for specific dimensions.

G. Illumination: This building mounted Identification Sign will not be
illuminated.

A. Sign Type:  The building mounted Community Garden Sign
identifies this common amenity.

B. Design Elements

1. Materials & Color:  The Community Garden Identification Sign
face shall be aluminum; semi-gloss; with digital overlay film,
background color to be PMS 468C.  The sign shall be mounted on
the building facade. The logo shall be PMS 376M, lettering shall
be PMS 1545C.

2. Shape:  Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Number: The 1 Community Garden Sign is located on the west
elevation of the garden shed at the southern garden area.  Refer to
elevation for building location.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Setback:  There is no required setback for the Community Garden
Sign.

F. Height:  Please refer to the sign details for specific dimensions.

G. Illumination: This building mounted Identification Sign will not be
illuminated.

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area:  0.99 SF

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area:  0.99 SF

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area:  0.99 SF
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CAR CARE CENTER IDENTIFICATION SIGN (CA)
SCALE: 1 1/2" = 1'-0"
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MAIL KIOSK IDENTIFICATION SIGN (CA)
SCALE: 1 1/2" = 1'-0"
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COMMUNITY GARDEN IDENTIFICATION SIGN (CA)
SCALE: 1 1/2" = 1'-0"

1'-5"
1"

93
4"

1"

R2'-9"

53
8"

13
4"

5
8"3

8"

5"

33
4"

1
2"

13
4"

MAIL KIOSK - PARTIAL EAST ELEVATION
SCALE: 1/4" = 1'-0"
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DOG PARK IDENTIFICATION SIGN LOCATION
SCALE: 1" = 1'-0"
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A. Sign Type:  The fence mounted Dog Park Sign identifies this
common amenity.

B. Design Elements

1. Materials & Color:  The Dog Park Identification Sign face shall
be aluminum; semi-gloss; with digital overlay film, background
color to be PMS 468C. The sign shall be mounted to the fence rail.
The logo shall be PMS 376M, lettering shall be PMS 1545C.

2. Shape:  Please refer to the sign details.

3. Lettering Style:  The lettering style for all descriptor lettering
shall be Swiss721 Light Condensed.

C. Number: The 1 Dog Park Sign is located on the fence rail at the
north entrance.  Refer to fence elevation for location.

D. Sign Area: Sign Areas should refer to the requirements in Section
18.050.080.  Please refer to the sign details for specific dimensions.

E. Setback:  There is no required setback for the Dog Park Sign.

F. Height:  Please refer to the sign details for specific dimensions.

G. Illumination: This fence mounted Identification Sign will not be
illuminated.

Notes:
1. Signs shall be 0.125" thick aluminum; digital overlay film,

background color to be warm beige (PMS 468C), semi-gloss.
2. Lettering and graphics shall be digital overlay film.
3. Sign Face Area:  0.99 SF

DOG PARK IDENTIFICATION SIGN (CA)
SCALE: 1 1/2" = 1'-0"
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VAN DE WATER
PARCEL B PLANNED SIGN PROGRAM
LOVELAND, COLORADO

1.1 PURPOSE
This Planned Sign Program is intended to establish guidelines and typical design for signage in the 
Millennium SW 11th Subdivision (Parcel B). The Program shall include information for proposed 
signage regarding size, location, materials, colors, lettering and structural support. It has been 
developed to achieve unity of signage design and coordination of materials, letter style, color il-
lumination, sign type and shape and location as stated in the Planned Sign Program Regulations 
of Chapter 18.50 of the Loveland Municipal Code.

1.2 APPLICABILITY
This Planned Sign Program applies to all signs within and related to Millennium SW 11th Subdiv-
sion, a part of the Millennium General Development Plan. The requirements stated here super-
sede the Sign Code regulations contained in Chapter 18.50 of the Loveland Municipal Code, but 
are consistent with the Planned Sign Regulations of that Chapter. In sections where the Planned 
Sign Program is silent, the City of Loveland Sign Code and other applicable city, state, and federal 
regulations shall govern. Approval by the Millennium Design Review Committee (DRC) and proof 
of a City of Loveland Sign Permit are required before installation of any sign. The City of Loveland 
shall not monitor, enforce or regulate the signs within this document that are not already a part of 
Chapter 18.50 of the Loveland Municipal Code. 

1.3 REGULATIONS APPLICABLE TO ALL SIGNS

1.3.1 General Design
Signage shall be harmonious with the design theme of the Van de Water Community. This shall be 
accomplished by coordinating the materials, lettering, colors, lighting, thematic element and sign 
type and shape of all signage and with the proposed architecture and landscaping. 

1.3.2   General Requirements for Signage in the US 34 Corridor
A horizontal profi le is preferred to harmonize with the landscape character. Landscaping shall be 
provided around the base of ground mounted signs. Materials for the sign faces and supports shall 
be consistent with the examples indicated on pages 6, 7, and 8. All signs shall be lighted by direc-
tion external light sources, internally illuminated “push-through” letters and logos in a metal sign 
cabinet, or backlit raised letters and logos. 

1.3.3 Construction and Installation Requirements
A.  Exposed conduit, raceways, ballast boxes or transformers will not be permitted. 
B. No labels or sign company identifi cations will be permitted on exposed surfaces, except   

  those required by ordinances. Where required, labels shall be placed in inconspicuous lo- 
  cations.

C.  All metal surfaces shall be uniform and free from dents, warps, scratches and other
 defects. Painted surfaces shall be uniform and free from scratches, particles and drips. 

     D.  Exposed rivets and other fasteners shall be fl ush and fi nished to match surrounding
   surfaces.                                                                                                                                          

                                                          
 E. Depth of individual dimensional letters shall not exceed 25% of the letter height to a maxi- 
  mum  of 12″ or a minimum of 4″. Non-internally illuminated signs less than 4″ in depth   
  must be pin mounted. Text that has capital and lower case letters shall use the capital letter  
  height to determine the maximum depth. 

1.3.4 Maintenance
All sign applicants shall provide assurance acceptable to the Millennium DRC and the City that the 
sign will be adequately maintained. All signs shall be kept neatly fi nished and repaired including all 
fasteners and supports. A Van de Water owner representative or City Building offi cial may inspect 
and shall have authority to order painting, repair, alteration or removal of a sign which constitutes 
a hazard to safety, health or public welfare by reason of inadequate maintenance, dilapidation or 
obsolescence. 

1.3.5 Abandoned Signs
Any sign which is associated with a business which is no longer being conducted, or a product no 
longer being offered from the premises on which the sign is located, shall have the sign face altered 
so that the message is no longer visible to the public within 15 days of the cessation of such busi-
ness or sale of such product. 

 
1.3.6 Prohibited Signs

The following signs are prohibited, except with the specifi c review and approval of the DRC and the 
City of Loveland:
A. Animated, changeable copy, exposed lamp and fl ashing signs. 
B. Roof signs.
C. Portable signs, including infl atables, search lights, signed vehicles, paper or cardboard,   
 hand lettered signs executed in the fi eld, handbills or hand-held signs. 
D. Internally illuminated awnings.
E. Signs, in Public right-of-way. 
F. Off-premises signs.
G. Signs on benches, trash receptacles, vending machines or other site furnishings. 
H. Signs (attached to or temporarily attached to, or placed within 4′ of the windows of buildings  
 and/or affi xed to the exterior or interior of doors). 
I. Permanent non-regulatory pole signs.
J. “Sale” or “Special Announcement” signs without specifi c DRC approval. 
K. Cabinet signs which have internally illuminated plastic frames. 
L. Neon window signs, except as allowed in Section 2.5.
M. Signs held by people, animals or people in costume. 
N. Plastic signs (formed plastic or injection molded).
O. Other signs as identifi ed in Community Association Covenants. 
P. Window signs with the exception of those listed in Sections 2.3 and 2.5.

1.3.7 Temporary Signs
A. Banners – Tenants are allowed one (1) banner per building, not-to-exceed thirty calendar  
 days announcing a Grand Opening of that particular location unless specifi cally approved  
 by the DRC. 
B. Temporary Real Estate Signs – Painted MDO face on wood frame with vinyl letters. (See  
 Signs Example C as an illustration)
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C. Temporary Real Estate Window Signs – One-quarter inch thick smooth fi nish PVC panel  
 with a maximum text height of three and one-half inches, machine cut vinyl letters. (See   
 Sign Example D as an illustration)
D. Temporary Project Information Signs – Painted MDO face on wood frame with black vinyl  
 letters (See Sign Example E as an illustration)
E. Seasonal Tenant Signs – These signs shall be reviewed and approved by the DRC on a  
 case-by-case basis. 

1.3.8 Flags and Pennants
The Retail Center is allowed one main fl agpole. Tenant building-mounted fl ags and pennants that 
project a maximum of four (4) feet from the building are allowed only as reviewed and approved by 
the DRC. 

1.4 FREESTANDING SIGNS GENERAL REGULATIONS
               
1.4.1 General Design

Signs must be designed to be in character with the example signs in this document. All freestanding 
signs shall have a solid base except Temporary Signs, unless approved by the DRC. There shall be 
a minimum separation of 75 feet between any two signs. 

1.4.2 Copy and Lettering
Lettering style for Van de Water Project Entry Signage shall be Mrs. Eaves Roman. Individual proj-
ect identifi cation signage lettering shall be proposed by the applicant and subject to approval by the 
DRC. Directional, informational, service area and back of house signage lettering shall be reviewed 
and approved by the DRC. 

1.4.3 Landscaping
Freestanding signs shall be located entirely within a landscaped area. A minimum of three (3) square 
feet of landscaping shall be provided for every one (1) square foot of sign face, by review and ap-
proval of the DRC. The portion of the sign on the ground will not be counted as landscape area. The 
landscape area shall be designed to have 75% of the area covered in live vegetation within three (3) 
years of installation. Landscaping shall be installed within six (6) months of installation of the sign. 

1.4.4 Maximum Height
All freestanding signs within Parcel B shall have a maximum height of fourteen (14) feet. The height 
of a sign is the vertical distance measured from either the elevation of the nearest public or private 
sidewalk within twenty-fi ve feet of the sign, to the upper most point of the sign structure, including 
architectural appendages, or from the lowest grade within twenty-fi ve feet of the sign to the upper 
most point of the sign structure, including architectural appendages, whichever is lower.

 
1.4.5 Responsibility

Freestanding signs and their associated landscaping shall be constructed and maintained by the 
Property Owner. 

1.5 FREESTANDING RETAIL MONUMENT SIGN
                
1.5.1 General Design

The Freestanding Retail Monument Sign shall have a maximum sign area of 120 square feet per face 
and a maximum sign area of 240 square feet for all faces.

1.5.2 Lighting
Retail Monument Sign shall be an internally illuminated sign cabinet with push through individual let-
ters. 

1.5.3 Examples (See Sign Example A for an illustration) 
A Rhyolite boulder with a sandblasted logo and stone masonry base are the primary features of the 
sign. The cabinets shall be painted aluminum with internal illumination of letters and logos.

1.6 VAN DE WATER PROJECT ENTRY SIGN
                                                                                                                                                                         
1.6.1 General Design

The Van de Water Project Entry Sign shall have a maximum sign area of 120 square feet per face and 
a maximum sign area of 240 square feet for all faces. 

1.6.2 Lighting 
The Project Entry Sign shall be illuminated to avoid lighting the sky. The directional lighting shall be 
shielded or otherwise directed to prevent glare and to avoid lighting the sky. 

1.6.3 Examples (See Sign Example B for an illustration)
A Rhyolite boulder with a sandblasted logo and a stone masonry base are the primary features of the 
sign. The cabinets shall be painted aluminum. 

1.7 CONVENIENCE STORES AND GAS STATIONS
                                                                                                                                                                                   
1.7.1 General Design

In addition to all other provisions of this Planned Sign Program, the following additional regulations ap-
ply to all signs located on or associated with a convenience store or gas station.  Only one freestanding 
sign is allowed per site. 

1.7.2 Freestanding Signs
A. All freestanding signs or fuel price leader boards shall not exceed eight feet in height. 
B. Freestanding signs shall have a stone base consistent with the base design for other freestand- 
 ing signs in Van de Water. 
C. Freestanding signs shall not exceed thirty-two square feet in sign area per face. 
D. Content limited to business name, corporate logo and / or fuel price leader board. 
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1.7.3 Canopy Signs
 A. Signs located on the canopy may be located only on the canopy fascia and shall be limited to  
  one corporate or business logo, of the principal use only, on each side of the canopy which is  
  visible from a public or private street. 
 B. Logos shall have a vertical dimension no greater than 75% of the vertical dimension of the  
  canopy fascia and shall be no greater than twelve square feet in sign area per logo.  
   
1.8 FREESTANDING REGULATORY SIGN
                
1.8.1 General Design             
 The general design shall be as per the City of Loveland standard regulatory signs. 
             
1.9 STREET NAME SIGNS           

1.9.1 General Design             
 The general design shall be as per the City of Loveland standard street name signs. 
   
2.1 TENANT IDENTITY SIGNS – GENERAL REQUIREMENTS    

2.1.1 Responsibility
Tenant Identity Signs and associated mounting and lighting shall be constructed, installed and main-
tained by the respective tenants. 

2.1.2 Size
Maximum sign area for all combined exterior Tenant Identity signs shall be 15% of the tenant’s façade 
or wall surface on which they are mounted.  Maximum size of an individual sign is 165 square feet per 
signable wall for each tenant. 

Individual sign areas shall be calculated by forming an eight-sided polygon around signage text and 
forming a separate eight-sided polygon around any included design element or logo. The total calcu-
lated area of an individual sign shall be the sum of the areas of signage text and design elements or 
logos.

2.1.3 Location
Tenant is restricted to a sign containment area between 10 and 26 feet above the fi nished fl oor as 
an integral part of the building architecture (except as provided within Sections 2.3 and 2.5). Signs 
shall be limited to a single line of copy, with the name and/or logo of the individual tenant. Signage 
for national tenant identity with multiple lines of copy must be submitted for review and approval to 
the DRC. Product or service descriptions are not allowed. The height of the area on which the sign 
appears shall not be less than 1.5 times the height of the sign. 

One main or front entrance sign shall be allowed for each tenant. Total allowable sign area for the 
tenant entry sign is calculated per Section 2.1.2. 

Tenants at building ends or corners may have one additional sign at end or corner of building. Allow-
able area of signage located at the corner or end of a building is in addition to allowed 

front entrance signage and is restricted to 10% of the area at the end of the facade. Tenants with multiple 
entrances on different facades may be allowed up to three signs (one per entrance) subject to approval 
by the DRC. Tenants in freestanding buildings are allowed signage on all sides of the building calculated 
per Section 2.1.2. 

2.1.4 Materials - Updated March 1, 2011
 A. Individual channel letters and logos formed of bronze welded aluminum including returns,  
  with no exposed mounting hardware. Letter and logo faces shall be a minimum 1/8-inch   
  thick acrylic. Letters shall be internally illuminated. 
 B. Individual letters and logos with concealed halo illumination.
 C. Individual letters and logos of uniform color, cut out from opaque fascia panel and backlit.  
 D. Individual pan channel exposed neon letters with remote wiring (transformers and wiring  
  installed behind wall or façade/not visible), formed of welded aluminum with the exterior re- 
  turns fi nished in bronze and with no exposed mounting hardware.    

2.2 BLADE SIGNS
Individual tenants are allowed to provide one wall mounted blade sign. Tenants located on ends of build-
ings may have two blade signs, one per façade. Blade signs shall not exceed 15 square feet per face and 
must be located no less than 24 feet apart. The Sign containment area shall be between 7′6″ above a pub-
lic or private sidewalk and below the parapet or top of wall. Blade sign area shall count toward the tenant’s 
allowable sign area. (See Sign Example F as an illustration)

2.3 BUILDING ENTRY INFORMATION
If applicable, each tenant shall be allowed to post building or occupant name, address, hours of operation, 
emergency information, delivery hours and other required notices near its main exterior entrance on a wall 
or glass side-light adjacent to main entry doors. On glass or side door panels, letters shall be die-cut vinyl, 
silk-screened white or gold/silver leaf. Maximum letter height shall be 1 inch for basic information. Name 
of the building or occupant may be 3 inches tall. Logos shall be a maximum of 6 inches tall.  All type must 
fi t within a maximum 4 square foot area. Typestyle shall be consistent with other building signs. 

Rear entrance signage panels, as required, are provided to identify the premises from the rear service 
drive. Signage panels shall have tenant name, address and “Service Entrance” on the panel. The signage 
panels shall be 18 inches wide by 4 inches high. They shall be constructed of 3/16-inch Plexiglas and shall 
have die-cut letters, colors to be approved by the DRC. 

2.4 MENU BOARDS
Each drive through restaurant tenant is allowed a maximum of 2 menu boards. The maximum height of a 
menu board is 6 feet and the maximum area is 25 square feet. For wall mounted menu boards, this area 
is allowed in addition to other wall mounted signs. Freestanding menu signs are included in the total allow-
able sign area for the tenant and must be reviewed and approved by the DRC. 

2.5 WINDOW AND DOOR SIGNS
Each tenant is allowed one (1) “Open” neon window sign. No other neon window signs are allowed unless 
reviewed and approved by the DRC. Glass painting, decals and temporary signs are not permitted unless 
approved by the DRC. 
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UNIFYING ELEMENTS: The following four sign characteristics shall be strictly controlled: Materials, color, 
thematic element, and lighting. By controlling these elements, unity and coordination will be achieved 
throughout the Van de Water community. 

Materials   Retail monument signs shall use a stacked stone base and steel or aluminum top descend 
  ing arch cabinet/panels. 

Colors   Sign bases shall be fabricated from Colorado Lien. Background sign panels shall be Mat- 
  thews  Acrylic Polyurethane PMS #7490c. Logo panels not covered by tenant logo shall be  
  Matthews Acrylic Polyurethane PMS #607c. 

Thematic Element  - The primary element is a Rhyolite boulder (36″ high) with a saw cut face and a   
  sandblasted Van de Water logo stained with Lithochrome Chemstain. Flower to match   
  PMS #249c and leaf to match PMS #7490c. 

Lighting  Logo panels on the sign cabinet shall be internally illuminated. The Rhyolite boulder shall  
  not be illuminated. 

General Note: No directional information/arrows are allowed on the freestanding Retail Monument signs  
  or the Project Entry signs. 
 

UNIFYING ELEMENTS: : The following four sign characteristics shall be strictly controlled: Materials, color, 
thematic element, and lighting. By controlling these elements, unity and coordination will be achieved through-
out the Van de Water community. 

Materials  Project Entry signs shall be poured-in-place concrete with a top descending arch shape. 

Colors  The sign panel shall be integral color concrete to match PMS #7490c. Van de Water text shall   
  be stained to match PMS #607c. 

Thematic Element – The primary element is a Rhyolite boulder (36″ high) with a saw cut face and a sandblast 
  ed Van de Water logo stained with Lithochrome Chemstain. Flower to match PMS #249c and   
  leaf to match PMS #7490c. 

Lighting  External directional accent lights shall be used to highlight the Van de Water text. The Rhyolite   
  boulder shall not be illuminated. 

General Note: No directional information/arrows are allowed on the freestanding Retail Monument signs or the  
  Project Entry signs. 
 

FREESTANDING RETAIL MONUMENT SIGN PRIMARY VAN DE WATER PROJECT ENTRY SIGN

1'

14'

19'

7' 10'

3.6'

3.6'

3.9'

5'

Custom fabricated, aluminum sign cabinet. 
No visible fasteners, paint with Matthews 
Acrylic polyurethane to match PMS #7490c.

Custom fabricated, aluminum sign cabinet. No 
visible fasteners on face, sign panel shall be 
removable, paint with Matthews Acrylic 
polyurethane to match PMS #607c. Text shall be 
stencil cut opening with acrylic "push through" 
forms.

Pre-cast colored concrete cap, color to be 
determined.

Colorado Lien Masonry stone base with 
concrete core. Stone shall have a dry-laid 
appearance, mortar joints hidden from view.

3.9'

Boulder Sign - Rhyolite boulder with saw cut 
face. Sandblasted logo icon with stained with 
lithichrome CHEM Stain to match the following 
colors: Flower - PMS 249c;  Leaf - PMS 7490c

10.3'

Tenant Sign shall be double faced and 
internally illuminated. 
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UNIFYING ELEMENTS: The following four sign characteristics shall be strictly con-
trolled: Materials, color, thematic element, and lighting.  By controlling these elements, 
unity and coordination will be achieved through out the Van de Water community. 

Materials  Temporary Project Real Estate signs shall be a painted MDO face on a  
  wood frame with vinyl letters.  

Colors   The arched portion of the sign shall be painted to match PMS #7490c.  
  The rectangle portion shall be painted to match PMS #607c. Vinyl letters  
  shall be black.  

Thematic Element – The Van de Water logo and the developer logo shall be shown  
  on each sign. 

Lighting   Temporary Real Estate signs shall not be illuminated.  
 .
 

UNIFYING ELEMENTS: The following four sign characteristics shall be strictly controlled: 
Materials, color, thematic element, and lighting.  By controlling these elements, unity and 
coordination will be achieved through out the Van de Water community. 

Materials  Temporary Real Estate window signs shall be a one quarter inch thick, smooth  
  fi nish PVC panel with machine cut vinyl letters. 

Colors  The arched portion of the sign shall be painted to match PMS #7490c. The   
  rectangle portion shall be painted to match PMS #607c. Vinyl letters shall be  
  black with a maximum height of three and one half inches. 

Thematic Element – The Van de Water logo and the developer logo shall be shown on   
  each sign. 

Lighting  Temporary Real Estate Window signs shall not be illuminated.  
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Community Vehicular Directional Sign (Permanent)

UNIFYING ELEMENTS: The following four sign characteristics shall be strictly controlled: 
Materials, color, thematic element, and lighting.  By controlling these elements, unity and 
coordination will be achieved through out the Van de Water community. 

Materials – Temporary Real Estate signs shall be a painted MDO face on a wood frame with 
vinyl letters.  

Colors – The arched portion of the sign shall be painted to match PMS #7490c. The rectangle 
portion shall be painted to match PMS #607c. Vinyl letters shall be black.  

Thematic Element – The Van de Water logo shall be shown on each sign. 

Lighting – Temporary Project Information signs shall not be illuminated.  

PURPOSE: Blade signs are allowed for individual tenants and shall count toward a tenant’s al-
lowable sign area. They shall be reviewed and approved on a case-by-case basis by the DRC 
and shall comply with the guidelines listed in Section 2.2.

LIGHTING: Blade signs can be illuminated and shall be approved by DRC on a case-by-case 
basis. 
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1.1 Purpose:

The sign guidelines contained within this Planned Sign Program are intended to create a strong image and reduce 
visual clutter, while allowing for signs that inform visitors of various amenities, services, products and regulations 
within Millennium East Sixth Subdivision Regional Commercial Center at Centerra.

1.2 Applicability:

This planned sign program applies to signs within the Millennium East Sixth Subdivision Regional Commercial 
Center. These guidelines supersede sections: 18.50.080 and 18.50.100.B of the City of Loveland Sign Code, 
except as noted, and shall be enforced both by the Centerra Design Review Committee (DRC) and the City of 
Loveland. The provisions of the Loveland sign code, Chapter 18.50 of the Loveland Municipal Code, shall apply to 
signage contained within this sign program except to the extent that any such provision is inconsistent or in �����
with the requirements of this Planned Sign Program.  In areas where this document is silent, the City of Loveland 
code will apply. 

1.3 Total Allowable Sign Area:

Total allowable sign area for each sign type shall be calculated per this planned sign program.

1.4 Sign Area Measurement:
Sign area and height shall be measured per City of Loveland municipal code 18.50.040 excluding paragraphs B & 
F, which shall not apply.

1.5 Perimeter Streets:
For the purpose of this sign program, perimeter streets shall be considered US Highway 34, Centerra Parkway, 
and Sky Pond Drive.

1.6 Premise:
For the purpose of this sign program the “Premise” shall be ����as the combined area of Lots 1-8, Outlot J and 
Outlot K of the Millennium East Sixth Subdivision. 

1.7 Amendments of the Planned Sign Program
The City of Loveland Current Planning Manager may approve all minor changes to this planned sign program 
administratively.  Minor changes could include swapping secondary signs for primary signs or vice-versa.  All 
revisions to this planned sign program are subject to approval by the Centerra DRC.

1.8 Regulations Applicable to All Signs:

1.8.1 Site Distance Triangle 
All Signs located within the sight distance triangle as ����by the City of Loveland shall either be of pole 
construction with a 12” maximum pole and a minimum distance from grade to bottom of sign of 10 feet, or ground 
mounted with a maximum height of 24 inches. 

1.8.2 Prohibited Signs
• Animated, Changeable Copy, Exposed Light Bulb and Flashing Signs
• Roof Signs
• Portable Signs
����������������������⤀

• Paper or Cardboard Signs (attached to or temporarily placed within windows of buildings ��������to 
exterior   or interior of doors, and hand-held signs) 

• Signs in the Public Right-of-way (R.O.W.)
• Internally illuminated awnings
• No “Sale” or Special �������������������������������
������������������������������������������
• Neon Signs except for 1 neon “OPEN” sign
• Window signs except as described in 1.3.4.E and as allowed in the Centerra Commercial Owners’ Association 
(CCOA) Window Sign Policy
• Signs held by people or people in costume
• Resin Plastic Signs (formed plastic or injection molded)
• Signs on benches, trash receptacles, vending machines or other site furnishings (excluding cart corrals)
�����������

1.8.3 Abandoned signs
Any sign which is associated with a business which is no longer being conducted, or a product no longer being 
offered from the premises on which the sign is located, shall have the sign face altered so that the message is no 
longer visible to the public within 15 days of cessation of such business or sale of such product. 

1.8.4 Temporary Signs
a. Temporary Real Estate Sign - per the approved Centerra Plan Sign Program
b. Project information Sign - Per the approved Centerra Plan Sign Program
c. Real Estate Window Sign
d. Grand Opening Banner - Retail uses may be allowed one (1) banner per building, not-to-exceed thirty (30) 

consecutive calendar days announcing grand opening of that particular location.
e. Others as allowed per the Centerra Commercial Owner’s Association (CCOA) Window Sign Policy

1.8.5 Construction and installation Requirements
• Exposed conduit, ballast boxes or transformers will not be permitted. 
• �����������������������������������������
• All metal surfaces shall be uniform and free from dents, warps, scratches and other defects. All painted surfaces 

shall be uniform and free from particles, drips, runs, and other defects. 
• All no-decorative exposed screws, rivets or other fastening devises shall be ���with and �����to match 

the surrounding surfaces.
• Raceways are not allowed unless mounted to a truss element or otherwise �������approved by the Centerra 

DRC. Maximum depth of a raceway shall not exceed 2” and must be painted to match truss color.
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1.8.6 Maintenance
All signs applicants shall provide assurance acceptable to the Centerra DRC and the City of Loveland that the 
sign will be adequately maintained. All signs shall be kept neatly �����and repaired, including all fasteners and 
supports. A representative from the Centerra Commercial Owners Association (CCOA) or a City building �����
may inspect and shall have authority to order painting, repair, alteration, or removal of a sign which constitutes a 
hazard to safety, health or public welfare by reason of inadequate maintenance, dilapidation or obsolescence. 

1.9 Anchor Tenant Monument Sign - Highway 34, Centerra Parkway, Sky Pond Drive

1.9.1 Purpose
Anchor Tenant Monument Signs are intended to provide signage opportunity for anchor tenants. Anchor Tenant 
shall be ����as a business occupying a minimum of 75,000 contiguous S.F. of building space within the premise. 

1.9.2 General Design
Materials: Sandstone (or similar material) column and base. Steel or aluminum arched top sign cabinets/panels, 
routed letters and logos, unless otherwise approved by the Centerra DRC. 

Colors: Stone column and sign base for permanent signs shall be fabricated from “Loveland Buff” sandstone. 
Matthews #MP02779 or matching color shall be used on the arched top Centerra logo sign cabinet/panel and 
Matthews #MP00554 or matching color shall be used on the sign panel/cabinet. Centerra typography/logo and 
directional text shall be white.

Lighting: Stone base may be up-lit using ground mounted light �����Sign text and logos will be internally 
illuminated.

1.9.3 Sign Area
Sign Area: 60 square feet maximum per face, total for double sided is 120 square feet. 

1.9.4 Number of Signs
There shall be a maximum of one Anchor Tenant Monument sign located along each of the frontages of Highway 
34, Centerra Parkway and Sky Pond Drive (3 Total Signs). Note: Reference Signage Plan Map on Page 6.

1.9.5 Height
All Anchor Tenant Monument Signs shall have a maximum height of 12 feet. 

1.9.6 Landscaping
Anchor Tenant Monument signs shall be located entirely within a landscape area. A minimum of 3 square feet of 
landscaping shall be provided for every 1 square foot of sign face.  The portion of the sign on the ground will not 
be counted as landscape area. The landscape area shall be designed to have 75% of the area covered by live 
plant material within three years of installation. Landscaping shall be installed within 6 months of installation of 
the sign. (This requirement does not apply to vehicular directional signage.) 

1.9.7 Setbacks
Anchor Tenant Monument signs shall be setback a minimum of 12 feet from the face of the curb or edge of 
pavement of a public street, and shall not be placed within the right-of-way or site distance triangle. 

1.9.8 Separation Between Signs
A minimum separation of 75 feet is required between any two Anchor Tenant Monument signs. 
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1.10 Vehicular Directional Signs– Bass Pro Drive
1.10.1 Purpose
Vehicular Directional Signs are intended to assist customers and visitors arrive 
������to their intended destination by providing a listing of the predominate 
businesses and amenities. Signs shall be located on internal private drives 
throughout the parcel and content of the signs shall direct vehicles to businesses 
within the premise. 

1.10.2 General Design
Materials: Vehicular Directional Signs shall consist of a steel column/cross arm 
and an aluminum panel with signature Centerra arch across the top of sign. 

Colors: Post shall be powder coated Bronze POO4-BR23B (Cardinal Colors).    
Panel shall be �����Designer Beige, Tooq-BG16 (Pantone 453C). Vinyl letters 
and logo shall be white. 

Lighting: Vehicular Directional Signs shall not be illuminated. 

1.10.3 Sign Area
Maximum sign area for Vehicular Directional Signs shall not exceed 20 square feet  
per sign face.  Signs may be double sided. Total for double sided is 40 square feet. 

1.10.4 Number of Signs
Number of Vehicular Directional Signs shall not exceed 6 signs unless approved 
by the DRC and the City of Loveland Director of Development Services. 

1.10.5 Height
Vehicular Directional Signs shall have a maximum height of 7.5 feet. 

1.10.6 Landscaping
Vehicular Directional Signs are not required to be installed in a landscape area. 

1.10.7 Setbacks
Vehicular Directional Signs shall not be installed in any public right-of-way and 
shall have a minimum of 2’ set back from the curb to the edge of the sign. Signs 
permit applications shall include a site plan labeling and showing the sight distance 
triangles at the intersection of the roadways. The sign shall not be located in the 
sight distance triangles. 

1.10.8 Separation Between Signs
Separation between Vehicular Directional Signs shall be as approved by the 
Centerra DRC.

Sign Area not to exceed 
20 square feet

JOB Page 1 Total Designed by

Project Designer

1

6718 Franklin Ave, Loveland, CO 80538
Phone: 970.685.4679   Fax: 970.619.8042

Name: Ethan Mestas
Phone: 970.685.4679
E-MAIL: Ethan@e3signs.com

Sales Represent.

Name: Randy Hammock
Phone: 970.685.4679  Cell: 970.556.5129
E-MAIL: randy@e3signs.com

Project Details

Disclaimer

Designed for

Approval

Colors: MP Cocoa Bean 24C-3D 
MP Chocolate Chip 25A-1A

Fonts: ClearviewHwy 1-w

MATERIALS: see notes under each 
picture.

Format: 8.5x11

Scale: NOT TO SCALE

Installation:  YES                NO

Date:________________________________     

Name: 

Signature________________________________

e3 signs will NOT be responsible for any errors in 
typesetting and/or layout after you the CUSTOMER have 
signed this art approval unless the typesetting and/or layout 
is di�erent from what you proofed to the �nished product. If 
for any reason, you should �nd any errors in artwork, layout 
and/or typesetting after this release has been signed, any 
additional cost for typesetting or design changes, new signs, 
reprints or any other aspect of production shall be the soul 
�nancial responsibility of the customer. Although rare and 
despite best e�orts, should an error occur within our control, 
we shall make best e�orts to immediately rectify the 
situation. e3 signs shall not be liable for any costs or 
damages beyond the costs associated with the correction of 
the sign(s).

VERIFY THAT I HAVE RECEIVED ALL THE PAGES INDICATED 
ABOVE AND CHECKED ALL DETAILS AND TEXT, COPY AND 
LAYOUT INCLUDING SPELLING AND GRAMMAR ON EACH 
OF THOSE PAGES AND THAT THEY ARE CORRECT AND 
ACCEPTABLE TO ME HEREBY AUTHORIZED THIS JOB TO 
BEGIN PRODUCTION.

S:\client\McWhinney\BladeSigns\Centerra_layout_10th_Final.eps

1/4” Painted alum Panel with Vinyl Applied letters and logo. 
Attached to a mounted painted steel channel arm and painted steel post   

42.75”

30”

7.5’

SIDEWALK

STREET

6” Vinyl Letters

74”

57”

49”

24.5”

C6x8.2 STL. Channels

W8x18 Column
(8”x5.25”)

Concrete Footing
Base Plate 10”x12”

.25” Painted Alum. Panel
Designer Beige Tooq-BG16.
(Pantone 453C) 

8” 8”

10.872”

6”

Powder Coating Paint
Cardinal Colors
Bronze Poo4-BR23B
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w w w . S t r e e t M e d i a G r o u p . c o mw w w . S t r e e t M e d i a G r o u p . c o m

DIGITAL KIOSK
CONCEPT RENDERING

CENTERRA
CONCEPTUAL RENDERING

74” 25”

11
8”

11
8”

65” LCD 72” LCD

68” 25”

10
8”

10
8”

19.81 sq ft.
23.59 sq ft.

34”
37”

84
”

92
”

1.11.2 General Design
Materials: Digital Display Signs shall consist of a solid base, metal cabinet, 
signature Centerra arch and display screen. 

Colors: Digital Display Sign colors shall comply with those used throughout the 
Centerra Master Planned Community include dark bronze, tan, etc. 

Lighting: Digital Display Signs shall be internally illuminated.

Message:   
a. The displayed message shall not change more frequently than once per ���(5) 
seconds. 
b. The sign shall contain static messages only, changed only through Dissolve or 
Fade transitions, but which may otherwise not have movement, or the appearance 
or optical illusion of movement or varying light intensity, of any part of the sign 
structure, design or pictorial segment of the sign. The change of messages using 
a Dissolve or Fade transition shall not exceed of 0.3 seconds of time between each 
message displayed on the sign.  
c. The sign shall have automatic dimmer software or solar sensors to control 
brightness for nighttime viewing. The intensity of the light source shall not produce 
glare, the effect of which constitutes a ����hazard or is otherwise detrimental to 
the public health, safety or welfare. 
 
1.11.3 Sign Area
Maximum sign area for Digital Display Signs shall not exceed 25 square feet per 
sign face and may be double sided. Total for double sided is 50 square feet.   

1.11.4 Number of Signs
Number of Digital Display Signs shall not exceed 3 signs unless otherwise approved 
by the DRC and the City of Loveland Director of Development Services. 

1.11.5 Height
Digital Display Signs shall have a maximum height of 10 feet.

1.11.6 Landscape
Digital Display Signs are not required to be installed in a landscape area.  

1.11.7 Setbacks
Digital Display Signs shall not be installed in any public right-of-way. 

1.10.8 Separation Between Signs
Separation between Digital Display Signs shall be as approved by the Centerra 
DRC.

1.11 Digital Display Signs
1.11.1 Purpose
Digital Signs are intended to inform patrons of various messages that promote the stores and amenities within the parcel and the premise as ����in the Centerra Planned Sign Program. Community and regional events may be 
advertised. Display screen shall include digital copy that rotates with unlimited number of images. Messages shall include advertisements and announcements which shall be approved by the Centerra DRC. 
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Anchor Tenant Monument 
Sign Location Options 

Digital Display Sign        
Locations Options*

Vehicular Directional Sign 
Location Options*

Existing Centerra Direc-
tional Sign See Centerra Planned Sign 
Program for details 

* Sign location options are conceptual and 
���������������������-
tails for each sign. 

Note: Perimeter freestanding signs shall 
maintain a minimum separation of 75 feet.

Parcel Map

PARCEL 505 STUDY AT CENTERRA
LOVELAND, COLORADO

MARCH 11, 2014

2012024.10

0’                 100’                  200’             300’

SCALE: 1” = 100’

LEGEND

Bass Pro Shops     100,000 SF

Hotel       100 Rooms

Restaurant Village   20,000 SF

Retail       12,000 SF

Restaurant      5,000 SF

Restaurant      7,500 SF Note: This information and/or illustration although deemed to be reliable, is 
conceptual in nature and McWhinney and/or its affi liates make no warranties 

to its accuracy. The information shown here is subject to change at any time.

A

B

C

D

E

F

US 34

I 25 A

B

C

D

E

F

                                  SKY  POND  D
RIV

E

CENTERRA PARKW
AY

THE PROMENADE 
SHOPS OF CENTERRA

Service 
Access

Boat 
Display

Grand 
Entry

Boat 
Inventory

Ranger 
Tower

Dining Courtyard

Monument 
Signage
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Elevation
Planned Sign 
Program Type Bass Pro # Sign

Sign Area
Square Feet

FRONT/south Sign Type A ellx‐653 FISHBOWL like: eiiX‐009‐10‐07,  15'10" x 13'w 171.0
FRONT/south Sign Type B ellx‐654 UNCLE BUCK'S FISHBOWL & GRILL,  35'7" w x 13'10" h 351.0
FRONT/south Sign Type C ell‐03h OUTDOOR WORLD‐linear    (cap "O"= 5' 10" ) 266.2
FRONT/south Sign Type D ellm‐015n "BASS PRO SHOPS" logo 18' w x 12'2" h 219.0
FRONT/south Sign Type E ecf‐33  "REDHEAD"  15' w x 10'8" w 115.6
FRONT/south Sign Type F ecf‐27 "WHITE RIVER FLY SHOP"  15' w x10" h 134.6
FRONT/south Sign Type G eHA‐21  "…GREAT AMERICAN OUTDOOR STORE" 24" w x 5'7" h 56.2
FRONT/south Sign Type H eCF‐23  "WELCOME...LIARS" letters /  9" h x 16'5" w 12.3
FRONT/south Sign Type I ellx‐916 TRACKER BOAT CENTER    4' h x 56'6" w 226.0
FRONT/south Sign Type J ecf‐73 NITRO   14' w x 4'2" h 58.3
FRONT/south Sign Type K ecf‐83 Tracker  14' w x 4'2" h 58.3

Subtotal Sign Area Front Elevation 1668.5

RIGHT/east Sign Type L eHA‐658 "WELCOME TO TRACKER COUNTRY" /STR/Cur‐Fold/VL‐L/ 24'w x 5'1"h 122.0
RIGHT/east Sign Type M ecf‐27a "WHITE RIVER FLY SHOP"  12'9"w x 8'6"h 87.0

Subtotal Sign Area Right Side Elevation 209.0

REAR/north Sign Type N eHA‐652 "BOAT SERVICE" /STR/Cur‐Fold/VL‐L/, 37'6"w x 4'2"h  156.3
REAR/north Sign Type O ellx‐022f "BASS PRO SHOPS" Logo    9'w x 6'1"h 54.8
REAR/north Sign Type P eVL‐921 (a‐c) DOCK NUMBERS "1, 2, 3, 4"  / 15" x 15" 6.0
REAR/north Sign Type Q ellx‐15f BASS PRO SHOPS‐Logo   14'w x 9'6"h 133.0
REAR/north Sign Type R eCF‐42 "CUSTOMER PICK‐UP" / 15"h letters     6'11"w x 2'10"h 17.2
REAR/north Sign Type S eMM‐005 "PLEASE RING BELL FOR ASSISTANCE"/ 2'6"w x 1'h 2.5
REAR/north Sign Type T eNT‐136 "POWER PROS SERVICE CENTER"  5'w x 3'10"h 19.2

Subtotal Sign Area North Rear Elevation 389.0
Building Mounted Sign Area 2266.5

Ranger Tower Sign Sign Type U ell‐029X "BASS PRO SHOPS" Logo 15'w, 145 square feet x 2 290.0

Total Sign Area 2556.5

 BASS PRO SHOPS LOVELAND, COLORADO 
EXTERIOR SIGNAGE SQUARE FEET CALCULATIONS

12/8/2014 wc

1.12 Anchor Tenant Signs Allowed on Lot 1 -  Building and Ranger Tower Signs
�����������������������������������������
1. The regional nature and market of Bass Pro.
2. Location of the building setback from Highway 34 and I-25.
3. Building square footage over 100,000 sq. ft.
4. Notable building theme with multiple internal uses including retail, restaurant and indoor entertainment 
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ELEV = 100'-0"
T.O. SLAB

ELEV = 100'-0"
T.O. SLAB

ELEV = 121'-5"
T.O. ROOF EAVE

ELEV = 137'-5"
T.O. ROOF EAVE

ELEV = 151'-2"
T.O. ROOF PEAKELEV = 153'-0"

T.O. CLERESTORY ROOF PEAK

ELEV = 131'-0"
T.O. EAVE

ELEV = 138'-7"
T.O. ROOF PEAK

ELEV = 123'-8"
T.O. ROOF EAVE

ELEV = 127'-6"
T.O. PARAPET

ELEV = 135'-5"
T.O. ROOF PEAK

ELEV = 126'-4"
T.O. ROOF EAVE

ELEV = 134'-1"
T.O. ROOF EAVE

ELEV = 127'-6"
T.O. PARAPET

ELEV = 110'-4"
T.O. ROOF EVE

ELEV = 113'-0"
T.O. STONE BASE

ELEV = 127'-6"
T.O. PARAPET

ELEV = 137'-8"
T.O. PEAK

ELEV = 133'-0"
T.O. PEAK

ELEV = 119'-4"
T.O. EAVE

ELEV = 100'-0"
T.O. SLAB

1/
A

3
.2

2
/A

3
.2

ELEV = 127'-6"
T.O. PARAPET

ELEV = 119'-11"
T.O. CANOPY

ELEV = 100'-0"
T.O. SLAB

ELEV = 122'-6"
T.O. CANOPY

ELEV = 100'-0"
T.O. SLAB

1/
A

3
.4

2
/A

3
.4

ELEV = 138'-7"
T.O. ROOF PEAK

ELEV = 96'-0"
T.O. SLAB

ELEV = 100'-0"
T.O. SLAB

ELEV = 108'-2"
T.O. WAINSCOT

1/
A

3
.3

2
/A

3
.3

ELEV = 100'-0"
T.O. SLAB

ELEV = 128'-1"
T.O. ROOF PEAK

FIRE DEPARTMENT CONNECTION

1/
A

3
.5

2
/A

3
.5

A3.1S
PHASE 1B - OVERALL EXTERIOR ELEVATIONS

torgerson DESIGN partners
115 NORTH 2ND STREET
OZARK, MISSOURI 65721

417-581-8889

SCALE :

1 SOUTH ELEVATION - OVERALL
1/16"=1'-0"

SCALE :

2 NORTH ELEVATION - OVERALL
1/16"=1'-0"

SCALE :

3 WEST ELEVATION - OVERALL
1/16"=1'-0"

VE NOTE:
ALL HALF ROUND COPPER GUTTERS SHALL BE HALF ROUND 24 GA. GALVANIZED PATINA GUTTERS.  ALL COPPER

DOWNSPOUTS SHALL BE 24 GA GALVANIZED PATINA GUTTERS.  SIZES INDICATED SHALL REMAIN THE SAME.

SCALE :

4 EAST ELEVATION - OVERALL
1/16"=1'-0"

AB C D

EF G - H

I JK

N Q O

RP ST
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T.O. ROOF PEAK
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1/
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3
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2
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PHASE 1B - OVERALL EXTERIOR ELEVATIONS

torgerson DESIGN partners
115 NORTH 2ND STREET
OZARK, MISSOURI 65721

417-581-8889

SCALE :

1 SOUTH ELEVATION - OVERALL
1/16"=1'-0"

SCALE :

2 NORTH ELEVATION - OVERALL
1/16"=1'-0"

SCALE :

3 WEST ELEVATION - OVERALL
1/16"=1'-0"

VE NOTE:
ALL HALF ROUND COPPER GUTTERS SHALL BE HALF ROUND 24 GA. GALVANIZED PATINA GUTTERS.  ALL COPPER

DOWNSPOUTS SHALL BE 24 GA GALVANIZED PATINA GUTTERS.  SIZES INDICATED SHALL REMAIN THE SAME.

SCALE :

4 EAST ELEVATION - OVERALL
1/16"=1'-0"

L
M

No building signs
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A

B

eIIx-653

FRONT
ELEVATION

eIIx 653

•15’ – 9” H x 13’ W, OVERALL SIGN.

•SINGLE SIDED, FLEX FACE

•ALL COLORS TO MATCH LOGO ART PROVIDED

•ALL BRACKETS AND CONNECTION HARDWARE TO
BE PROVIDED BY FABRICATOR AND FINISHED TO

Si
gn

ag
e

MATCH SURROUNDING SURFACES

•QUANTITY: (1)

S
Ex

te
rio

rS
R

O
 S

H
O

PS

FRONT
ELEVATION

B
A

SS
 P

R

eIIx-654

•35’ – 7” W x 12’ – 8” H, OVERALL SIGN.

•SINGLE SIDED, FLEX FACE

ALL COLORS TO MATCH LOGO ART PROVIDED

Loveland

•ALL COLORS TO MATCH LOGO ART PROVIDED

•ALL BRACKETS AND CONNECTION HARDWARE TO BE PROVIDED BY FABRICATOR AND FINISHED TO MATCH
SURROUNDING SURFACES

•QUANTITY: (1)

Sign Type  A and B: Phase 2 Future Expansion

• LED Illumination

• LED Illumination
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•43’ W x 6’ H Capital Letter “O”

•SINGLE-SIDED INTERNALLY ILLUMINATED SIGN WITH RETURN COLOR TO MATCH ROOF COLOR

eII-03h

LED Illumination

FRONT ELEVATION

Si
gn

ag
e

FRONT ELEVATION

•SINGLE-SIDED INTERNALLY ILLUMINATED SIGN WITH RETURN COLOR. TO MATCH ROOF COLOR

•ALL ELECTRICAL TO BE CONCEALED FROM WITHIN SIGN.

•FACES TO BE CONSTRUCTED WITHOUT SEAMS.

•PROVIDE PAPER TEMPLATE WITH ELECTRICAL STUB-OUT LOCATION(S) FOR POSITIONING SIGN ON SITE AND ALL BRACKETS AND HARDWARE

•OW RETURN COLOR = DUPONT GREEN 7498

•QUANTITY: (1)

S
Ex

te
rio

rS

•18’ W

ellm-015n

LED Illumination

R
O

 S
H

O
PS

•18 W

•SINGLE-SIDED INTERNALLY ILLUMINATED SIGN WITH PRINTED FLEX-FACE AND
MOLDED FISH, FRAME, AND LETTERING – FINISHED BACK TO MATCH RETURN COLOR

•FABRICATOR MUST PROVIDE PAPER TEMPLATE WITH ELECTRICAL STUB-OUT
LOCATION(S) FOR POSITIONING THE SIGN ON SITE

•YELLOW = PMS 116 / RED = PMS 185 / GREEN = PMS 348 / BLACK = 100% BLACK; ALL
ARTWORK MUST MATCH LOGO ART AND BE APPROVED BY BPS INTERIOR PROJECT

B
A

SS
 P

RMANAGER PRIOR TO PRODUCTION

•RETURN COLOR = DUPONT GREEN 7498

•RETURNS AND BACK = MINIMUM .090 mm ALUMINUM

•QUANTITY: (1)
FRONT ELEVATION

Loveland

C

D
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FRONT FRONT

•15’ W, ROUGH PERIMETER DIMENSIONS

•SINGLE-SIDED CUT FOAM SIGN WITH DIMENSIONAL AND LIGHTLY
CHISELED APPEARANCE.

ecf-27

•15’ W , ROUGH PERIMETER DIMENSIONS

•SINGLE-SIDED CUT FOAM SIGN WITH DIMENSIONAL AND LIGHTLY
CHISELED APPEARANCE

ecf-33

FRONT
ELEVATION

FRONT
ELEVATION

•RED = PMS 185 / GREEN = PMS 348 / BLACK = 100% BLACK (ALL COLORS
TO MATCH PROVIDED LOGO ART AND BE BPS APPROVED PRIOR TO
FABRICATION)

•ALL BRACKETS AND HARDWARE TO BE PROVIDED BY FABRICATOR AND
FINISHED TO MATCH ROOF

•APPROXIMATE WEIGHT, 5 LBS. / SQUARE FOOT

Si
gn

ag
e

CHISELED APPEARANCE

•PROVIDE PAPER TEMPLATE FOR POSITIONING THE SIGN ON SITE

•RED = PMS 185 / GREEN = PMS 348 / BLACK = 100% BLACK (ALL
COLORS TO MATCH PROVIDED LOGO ART AND BE BPS APPROVED
PRIOR TO FABRICATION)

•APPROXIMATE WEIGHT, 5 LBS. / SQUARE FOOT

QUANTITY : (1)
QUANTITY : (1) •Colorado Flag

S
Ex

te
rio

rS

QUANTITY : (1)

R
O

 S
H

O
PS•24’ W x 5’ – 5”’ H, (including Flags)

•SINGLE SIDED HAMMERED ALUMINUM, DIMENSIONAL RIBBON WITH HAND PAINTED
DETAILING AND PAINTED ALUMINUM, DIMENSIONAL FLAGS. DELETE BASS AND DEER AND
DO FOLDED RIBBON ENDS TO MATCH ELEVATIONS

•COLOR: AS SHOWN / APPROXIMATE WEIGHT: 2 LBS. PER SQUARE FOOT

eHA-21

FRONT
ELEVATION

B
A

SS
 P

RQUANTITY : (1)

•9” H SUPERSCRIPT “CAP”

•SINGLE SIDED CUT FOAM INDIVIDUAL LETTERS WITH SLIGHTLY CHISELED FACE

eCF-23

FRONT

Loveland

SINGLE SIDED CUT FOAM INDIVIDUAL LETTERS WITH SLIGHTLY CHISELED FACE

•ALL CONNECTION PINS FINISHED TO MATCH WALL or BEAM

•COLOR: OFF WHITE, WITH GREEN BORDER

•QUANTITY: (1) Est. Weight: 6 lbs.

FRONT
ELEVATION

E F

G
H

• Externally Illuminated
• Externally Illuminated

• Externally Illuminated

• Externally Illuminated
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eIIx-916a

•56’ – 6” W x 4’ H (based on capital “T” dimension)

LED Illumination

FRONT
ELEVATION ALT. VENDOR

Si
gn

ag
e

•SINGLE-SIDED INTERNALLY ILLUMINATED SIGN WITH FINISHED BACK TO MATCH RETURN COLOR.

•SELF-CONTAINED, INDIVIDUAL LETTERS 8” – 12” MAX. THICK FABRICATED ALUMINUM (GAUGE AS REQUIRED) W/ 3/16” PLEXIGLASS FACES. ALL
ELECTRICAL TO BE CONCEALED FROM WITHIN SIGN.

•COORDINATION WITH AOR TO ENGINEER ATTACHMENT TO BUILDING IS FABRICATOR’S RESPONSIBILITY

•FACES TO BE CONSTRUCTED WITHOUT SEAMS. RETURNS TO BE .080 mm ALUMINUM AND BACKS TO BE .090 mm ALUMINUM MINIMUM.

•PROVIDE PAPER TEMPLATE WITH ELECTRICAL STUB-OUT LOCATION(S) FOR POSITIONING SIGN ON SITE

S
Ex

te
rio

rS•QUANTITY: (1)

R
O

 S
H

O
PS

FRONT
ELEVATION ecf-83

FRONT
ELEVATION

B
A

SS
 P

R

•14’ W, ROUGH PERIMETER DIMENSIONS

•SINGLE-SIDED CUT FOAM SIGN WITH DIMENSIONAL AND LIGHTLY
CHISELED APPEARANCE.

•ALL COLORS TO MATCH PROVIDED LOGO ART AND BE BPS APPROVED
PRIOR TO FABRICATION

ecf-73

•14’ W , ROUGH PERIMETER DIMENSIONS

•SINGLE-SIDED CUT FOAM SIGN WITH DIMENSIONAL AND LIGHTLY
CHISELED APPEARANCE.

•ALL COLORS TO MATCH PROVIDED LOGO ART AND BE BPS APPROVED
PRIOR TO FABRICATION

Loveland

•ALL BRACKETS AND HARDWARE TO BE PROVIDED BY FABRICATOR AND
FINISHED TO MATCH ROOF

•APPROXIMATE WEIGHT, 5 LBS. / SQUARE FOOT

QUANTITY : (1)

•ALL BRACKETS AND HARDWARE TO BE PROVIDED BY FABRICATOR AND
FINISHED TO MATCH ROOF

•APPROXIMATE WEIGHT, 5 LBS. / SQUARE FOOT

QUANTITY : (1)

• Externally Illuminated • Externally Illuminated

I

J K
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BACK

•14’ W

ellx-015f

LED Illumination

BACK
ELEVATION

•24’ W (Inclusive of dimensional folds)

eHA-658
RIGHT

ELEVATION

Si
gn

ag
e

•SINGLE-SIDED FLEX FACE SIGN.

•ALL BRACKETS AND HARDWARE TO BE PROVIDED BY
FABRICATOR AND FINISHED TO MATCH ROOF

•APPROXIMATE WEIGHT, 5 LBS. / SQUARE FOOT

QUANTITY : (1)

•SINGLE-SIDED CUT HAMMERED ALUMINUM RIBBON WITH DIMENSIONALLY
FOLDED ENDS AND AGED APPEARANCE

•ALL COLORS TO MATCH LOGO ART PROVIDED

•ALL BRACKETS AND CONNECTION HARDWARE TO BE PROVIDED BY
FABRICATOR AND FINISHED TO MATCH SURROUNDING SURFACES

•QUANTITY: (1)

S
Ex

te
rio

rS
R

O
 S

H
O

PS

ecf-27a

•12’ – 9” W, ROUGH PERIMETER DIMENSIONS

RIGHT
ELEVATION

eMM-005

BACK
ELEVATION

B
A

SS
 P

R

•SINGLE-SIDED CUT FOAM SIGN WITH DIMENSIONAL AND LIGHTLY
CHISELED APPEARANCE

•PROVIDE PAPER TEMPLATE FOR POSITIONING THE SIGN ON SITE

•RED = PMS 185 / GREEN = PMS 348 / BLACK = 100% BLACK (ALL
COLORS TO MATCH PROVIDED LOGO ART AND BE BPS APPROVED
PRIOR TO FABRICATION)

APPROXIMATE WEIGHT 5 LBS / SQUARE FOOT

•30” W x 7” H, ROUGH OVERALL PERIMETER DIMENSION

•MAX METAL SIGN, SURFACE MOUNT TO WALL

•QUANTITY (1)

Loveland

•APPROXIMATE WEIGHT, 5 LBS. / SQUARE FOOT

QUANTITY : (1)

• Externally Illuminated

L

M S

Q
• Externally Illuminated

• Non Illuminated
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BACK

•9’ W

ellx-022f

LED Illumination

BACK
ELEVATION

•37’ – 6” W (Inclusive of dimensional folds)

•SINGLE-SIDED CUT HAMMERED ALUMINUM RIBBON WITH
DIMENSIONALLY FOLDED ENDS AND AGED APPEARANCE

ALL COLORS TO MATCH LOGO ART PROVIDED

eHA-652
BACK

ELEVATION

Si
gn

ag
e

•SINGLE-SIDED FLEX FACE SIGN.

•ALL BRACKETS AND HARDWARE TO BE PROVIDED BY
FABRICATOR AND FINISHED TO MATCH ROOF

•APPROXIMATE WEIGHT, 5 LBS. / SQUARE FOOT

QUANTITY : (1)

•ALL COLORS TO MATCH LOGO ART PROVIDED

•ALL BRACKETS AND CONNECTION HARDWARE TO BE PROVIDED BY
FABRICATOR AND FINISHED TO MATCH SURROUNDING SURFACES

•QUANTITY: (1)

S
Ex

te
rio

rS
R

O
 S

H
O

PS

•15” DIAMETER

eVL-921 (a-c) BACK
ELEVATION •OVERALL PERIMETER DIMENSION FOR SIGN - 6’ – 9” W x 2’ – 7” H

SINGLE SIDED DIMENSIONAL CUT FOAM INDIVIDUAL LETTERS

eCF-42

BACK
ELEVATION

B
A

SS
 P

R•DOOR NUMBER I.D. SIGNS

•VINYL APPLIED SIGNS IN COLORATION SHOWN

•NUMERALS AND BORDER = RED / BACKGROUND = BUFF WHITE
(ANTIQUED)

•SURFACE MOUNTED

•QUANTITY (1) of NUMBERS ONE THROUGH THREE

•SINGLE SIDED DIMENSIONAL CUT FOAM INDIVIDUAL LETTERS,
LIGHTLY CHISELED, SURFACE MOUNTED.

•PROVIDE PAPER TEMPLATE FOR LOCATING SIGN ON SITE

•COLOR = IVORY, WITH LIGHTLY ANTIQUED FINISH AND RED
BORDER (PMS 185)

•QUANTITY 1 OF ALL LETTERS SHOWN

Loveland

N O

P R

• Non Illuminated
• Non Illuminated

• Externally Illuminated
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T
sHA-036

•3’ H x 2’ W

•SINGLE SIDED HAMMERED ALUMINUM
METAL SIGN WITH TEXTURED AND
ANTIQUED FINISH

•INTERCHANGEABLE INSERT SLOT FOR

eNT-136

Si
gn

ag
e

INTERCHANGEABLE INSERT SLOT FOR
ASSOCIATE NAME TO BE PLACED

•INSTALLS ON THEMED SITE SIGN POST,
to accompany sign

•QUANTITY: 1, SITE Est. Weight: 3 lbs.
Each

4’ – 11”  W  x  3’ – 11”  H  
VACCU-FORMED SIGN WITH ILLUMINATED SERVICE 
CENTER
SURFACE MOUNTED

S
Ex

te
rio

rS

SURFACE MOUNTED
QUANTITY: 1

R
O

 S
H

O
PS

B
A

SS
 P

R

sHA-03

•54” W x 24” H (mounting holes inset 9” from sides and .5” from
top / bottom)

•DOUBLE SIDED HAMMERED ALUMINUM METAL SIGN WITH
TEXTURED AND ANTIQUED FINISH

eFLAG-US

•16’ W

Loveland

TEXTURED AND ANTIQUED FINISH

•HANGING ON CART CORRAL FRAME

•QUANTITY 4, SITE Est. Weight: 10 lbs. Each

S
ig

na
ge

•16’ W SINGLE-SIDED INTERNALLY
ILLUMINATED SIGN WITH PRINTED FLEX-
FACE – FINISHED BACK TO MATCH RETURN

eII-029x LED Illumination

S
E

xt
er

io
rSCOLOR

•FABRICATOR MUST PROVIDE PAPER
TEMPLATE WITH ELECTRICAL STUB-OUT
LOCATION(S) FOR POSITIONING THE SIGN ON
SITE

•RETURN COLOR = DUPONT GREEN 7498

RETURNS AND BACK MINIMUM 090

R
O

 S
H

O
PS

•RETURNS AND BACK = MINIMUM .090 mm
ALUMINUM

•QUANTITY: (2)

B
A

SS
 P

R

Loveland

STRUCTURE BY GC

5
0

 ft
 M

A
X

30 ft MAX

15’ W SINGLE-SIDED INTERNALLY 
ILLUMINATED SIGN WITH PRINTED 
FLEX-FACE FINISHED BACK TO 
MATCH RETURN COLOR

FABRICATOR MUST PROVIDE 
PAPER TEMPLATE WITH ELECTRI-
CAL STUB-OUT LOCATION(S) FOR 
POSITIONING THE SIGN ON SITE

RETURN COLOR- DUPONT GREEN 
7496

RETURNS AND BACK – MINIMUM 
.090 MM ALUMINUM
QUANTITY (2)

Ranger Tower Sign - Maximum 2 Signs 

U

• LED Illumination
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Q tit 2Quantity: 2,
including

posts

Si
gn

ag
e

S
Ex

te
rio

rS
RO

 S
HO

PS
BA

SS
 P

R

Loveland

Q tit 2

Comps to be modified with appropriate 
directional indicator text, site specific 

(forthcoming)Quantity: 2,
including

posts

(forthcoming)

Si
gn

ag
e

S
Ex

te
rio

rS
R

O
 S

H
O

PS
B

A
SS

 P
R

Loveland

Bass Pro Regulatory Signage only permitted inside back of curb of the Bass Pro Building. No branded 
�������������������������������

sHA-036

Associate of the Month Sign (comp needed)

Si
gn

ag
e

•3’ H x 2’ W

•SINGLE SIDED HAMMERED ALUMINUM METAL SIGN WITH
TEXTURED AND ANTIQUED FINISH

•INTERCHANGEABLE INSERT SLOT FOR ASSOCIATE NAME
TO BE PLACED

•INSTALLS ON THEMED SITE SIGN POST, to accompany sign

S
Ex

te
rio

rS•QUANTITY: 1, SITE Est. Weight: 3 lbs. Each

R
O

 S
H

O
PS

B
A

SS
 P

R

sHA-03

•54” W x 24” H (mounting holes inset 9” from sides and .5” from
top / bottom)

•DOUBLE SIDED HAMMERED ALUMINUM METAL SIGN WITH
TEXTURED AND ANTIQUED FINISH

eFLAG-US

•16’ W

Loveland

TEXTURED AND ANTIQUED FINISH

•HANGING ON CART CORRAL FRAME

•QUANTITY 4, SITE Est. Weight: 10 lbs. Each

Bass Pro Cart Corral Signage
Allowed on the cart corrals provided by Bass 
Pro as the carts are the property of Bass Pro 
and not the Metro District

Q tit 3Quantity: 3
including
mounting 

system

Si
gn

ag
e

S
Ex

te
rio

r S

14
”

R
O

 S
H

O
PS

B
A

SS
 P

R

Loveland

• Non Illuminated
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1.13 Building Mounted Tenant Identity Signs Lots 2-8, Millennium East Sixth Subdivision
1.13.1 Materials 
Individual channel letters and logos shall be formed of welded aluminum, dark bronze trim caps and returns on 
sides and with no exposed mounting hardware. Letter and logo faces shall be a minimum of ½” think acrylic, non-
yellowing material. Letters shall be internally illuminated and color may vary. Exposed raceways are prohibited. 
Alternative options may be approved by the Centerra DRC on a case by case basis. 

1.13.2 In-Line Tenant Wall Signs
Total allowable wall sign area for an in-line single tenant shop space shall be the equivalent to two (2) square feet 
per one (1) linear foot of premises frontage for the ���two hundred (200) feet of frontage, plus one (1) square foot 
per one (1) linear foot of premises frontage thereafter, to a maximum of 165 sf based on building square footage. 
(Example: If the premises frontage is thirty (30) linear feet, the total allowable sign area for the premises is 30 x 
2=60 s.f.). 

The front and the rear façade of a building may be included in the calculation of the premises frontage. Premises 
located at the end cap of a building may use the sum of the front façade, side façade, and rear façade if the tenant 
provides storefront or other architectural features as approved by the DRC on the side and rear façade. 

All tenant-proposed signage area for individual signs shall be calculated by forming an eight-sided polygon around 
signage text and forming a separate eight sided polygon around any included design element or logo.  The total 
calculated area of an individual sign shall be the sum of the areas of signage text and design elements or logos. 
The depth of building mounted signage shall be up to 25% of the letter height, with a depth of not to exceed 12”. 
No letter is to be less than 4 inches deep if internally illuminated. Text that has a capital and lowercase letters shall 
use the capital letter height to determine the maximum depth and height of all letters. 

1.13.3 In-Line Tenant Blade Signs
Individual tenants are required to provide a wall mounted blade sign. Tenants located on ends of buildings may 
have two blade signs, one per façade. Blade signs shall not exceed 15 square feet per face and must be located 
no less than 24 feet apart. Blade sign area shall not be applied to tenants total allowable sign area. All elements 
of a blade sign are restricted to a sign containment area between seven (7) feet, six (6) inches above �����
���and the parapet or top of wall. Tenants are expected to be creative and to propose three-dimensional blade 
��������������������������������������������

1.13.4 Outparcels - Retail, Commercial and Hotel Wall Signs
Outparcel premises of a single tenant or purchaser are allowed two (2) square feet of sign area per one (I) lineal 
foot of premises frontage for the ���200 feet of frontage, and an additional one (1) square foot of sign area per 
one (1) lineal foot of premises frontage over the ���200 feet. (Example: If the premises frontage is 60 lineal feet, 
the maximum total allowable sign area for that premises is 60’ x 2 = 120s.f.). No more than two sides of a building 
may be used in calculating maximum allowable sign area: The length of a side of a building shall be a distance 
pulled from end to end of a two-dimensional elevation of the building. Screen walls do not count towards the 
calculated facade length. The maximum allowable area of signage for outparcel premises shall include premises 
primary signage at front facade, secondary signage at rear or service entrance, and secondary signage on the 
sides of the building. Blade signage and glazing copy including logo and hours of operation are not counted as 
part of the calculable area of allowed signage. Freestanding signs for tenant premises are prohibited regardless 
of street frontage or building frontage of the premises. 

Building mounted signs may be installed on each signable wall that adjoins the portion of the building occupied 
by the business or use with which the sign is associated. A signable wall is a wall of premises that is visible 
from a street, parking area or other public or private way. Wall signs for each premise are subject to the total 
allowable wall sign area set forth in Section 1.12.5. 

In addition to the sign area calculations above, the maximum sign area per signable wall for all wall mounted 
signs shall not exceed ����percent (15%) of the wall surface area, including only the ���story of the premises. 

1.13.5 Maximum Sign Area Per Each Signable Wall - All Uses: In-Line & Out parcels

Tenants 20,000 +:    Maximum sign area allowed = 250 sf per elevation
     Maximum letter height = 60” tall

Tenants 10,000 sf - 19,999 sf:   Maximum sign area allowed = 165 sf per elevation
     Maximum letter height = 54” tall

Tenants  under 10,000 sf:   Maximum sign area allowed = 150 sf per elevation
     Maximum letter height = 48” tall

In-Line Small Shops:  Maximum sign area allowed = 150 per elevation
     Maximum Letter Height = 36” tall

1.13.6 Location
Building mounted tenant identity signs will be located in areas indicated on the approved project exterior 
elevation drawings. Areas indicated on the elevations indicate location only, and do not suggest acceptable 
size in lieu of criteria stated in this document. Note that signs cannot extend above the top of the parapet. 

1.13.7 Window Signs
Each business shall be allowed one (1) neon “OPEN” sign. No other neon window sign shall be permitted, 
���������������������������������� Window Sign Policy. 

1.14 Menu Boards - Drive Through Restaurant/Coffee Shops
Freestanding Menu Boards, Each Drive Through tenant is allowed a maximum of 2 menu boards. The 
maximum size of a menu board is 4’-6” by 3’-6” wide and the maximum area is 16 square feet. Freestanding 
menu signs are included in the total allowable sign area for the tenant and must be reviewed and approved 
by the DRC on an individual basis. 

Wall Mounted Window Menu Boards – Wall mounted menu boards for Drive Through/Coffee Shops must 
be reviewed and approved by the DRC on a case-by-case basis. Wall mounted restaurant menu boards are 
allowed in addition to other wall mounted signs and must be framed and presented in a professional format. 
No photocopied menus taped to a window or storefront will be accepted.  



Page 21 Millennium East Sixth Subdivision Regional Commercial Center PSP-  December 2014

1.15 Regulatory and Street Signs

Specialty themed Regulatory Signs 
oriented towards motorists shall be 
used throughout Centerra. Regula-
tory Signs include standard Manual 
on Uniform Traf�c Control Devices 
(MUTCD) signs such as speed limit 
signs, stop signs, etc. that can �t within 
the design theme established for 
Centerra. These regulatory signs may 
be placed in the right-of-way subject 
to City of Loveland approval. Sign post 
and mounting details are outlined in 
Section 13.4 and �gure 13a. Regula-
tory signs must be mounted 7’-0” from 
the ground to the bottom of the sign 
to meet ADA guidelines. Work done 
in the right-of-way guidelines are in 
Section 13.8. fig. 13a Regulatory 

Sign Examples

1.15.1 Street Name and Round-about Signs
Font for Signalized Intersection Signs and Street Name Signs 
are upper and lower case Clearview Highway 1W. Spacing 
between letters can not be modi�ed, the font has speci�c 
spacing for readability (�g. 13b).

ABCDEFGHIJKLMNOPQRSTUVWXYZ

abcdefghijklmnopqrstuvwxyz

0123456789
fig. 18b Clearview Highway Sample Text

1.15.2 Signalized Intersection Signs
Street name signs placed on mast arms at signalized 
intersections shall use 18” plates with 12” letters, 
Clearview Highway 1W upper and lower case. Length of 
plates will vary to �t street names. Aluminum sign blank 
shall be .100 or .125 thickness with 3/4” radius corners. 
For signs with lengths up to 48” use .100, over 48” use 
.125. All sign letters and numbers are to be white diamond 
grade vinyl on green diamond grade sheeting per Federal 
Highway Administration (FHWA). The colors shall not 
fade when exposed to an accelerated test of ultraviolet 
light equivalent to 5 years of outdoor exposure. No 
silkscreened signs are permitted. All signs shall include 
block numbers plus arrow pointing toward higher block 
number. Arrows shall meet MUTCD standards. Signs 
are mounted to existing �berglass and steel streetlight 
poles with 3/4” stainless steel banding. The street name 
signs are reinforced with aluminum extrusions attached 
directly to the sign with 3M VHB double-sided tape.  The 
extrusions are riveted to the sign to ensure a strong, 
permanent installation. Universal channel clamps slide 
into the extrusions and are banded to the mast arm with 
Stainless Steel Banding and Stainless Steel Ear-Lokt 
Buckles using a Band-it tool. Mounting Band-it  should 
match pole color. (Sign layouts - Figure 18c).

1.15.3 Street Intersection Signs
 Street name signs at minor intersections shall use 
curved plates with 5” letters, Clearview Highway 1W 
upper and lower case. The plates are 7 1/4” on the right 
and left edges and curve up in the center to 10 3/8”. 
There are 4 size options of plates to �t the variation of 
street name lengths. Typical installation shall include 4 
street name signs, 2 for each direction. For signs with 
lengths of 18”-30” use .080 gauge aluminum; for signs 
36”-44” use .100 gauge aluminum. All sign letters and 
numbers are to be white diamond grade vinyl on green 
diamond grade sheeting per FHWA. The colors shall 

Centerra
When there is a descender, spacing should be equal from top of
ascender to top of panel and bottom of descender with bottom of panel

Vinyl color for Loveland logo
Blue-3M Vivid Blue(220-17)
Green-3M Cactus Green(220-186)
White-3M White(220-10)

1'-6"
EQ

EQ
12"

EQ

EQ

12'-5" (length varies by street name)

3" 1'-2 1/4" 3" 3"

1'-6"
4"

10"
4"

12" 6"

2"6"
6"

2"

 Arrow is 5 1/2" high
3"2"

3"

8'-8" (length varies by street name)

not fade when exposed to an accelerated test of ultraviolet 
light equivalent to 5 years of outdoor exposure. No 
silkscreened signs are permitted. All signs shall include 
block numbers plus arrow pointing toward higher block 
number. Arrows shall meet MUTCD standards. All street 
name signs shall be retrore�ective (�g. 18d). 

Private street signs have the same speci�cations as the 
street intersection signs outlined above except that all sign 
letters and numbers are to be green diamond grade vinyl 
on white diamond grade sheeting per FHWA (Fig. 18d).

1.15.4 Street Intersection Sign Posts and Mounting
All Street Intersection signs mount to 12 gauge 2” x 2” 
Chocolate Brown (Powder Coated or painted to match) 
solid Square Sign Posts.  Signs are mounted back to back 
on adjacent sides of post.   All posts are capped with a 
Chocolate Brown Powder Coated 2” closure cap.

When possible Regulatory signs should mount to existing 
light poles to reduce the number of poles at street 
intersections. Regulatory signs attach to existing light 
poles with 3/4” stainless steel banding. Use aluminum 
sign bracing on the back of sign blank as needed for 
structural support and wind loads. Band-it should match 
existing light pole color, for example use a brown Band-it 
for bronze light poles and stainless steel Band-it for light 
grey light poles. 

1.15.5 Work in the Right of Way Guidelines
Section 12.16.040 of the City of Loveland municipal code 
states that “No person shall undertake or permit to be 

undertaken any construction, excavation, or work in the 
rights-of-way without �rst obtaining a permit from the 
city as set forth in this chapter.” Section 12.16.250 of the 
code also states that “If any person violates or causes 
the violation of any of the provisions of this chapter, 
they shall be guilty of a separate offense for each and 
every day or portion thereof during which a violation 
is committed, continues, or is permitted, and upon 
conviction of any such violation, such person shall be 
punished as provided in Section 1.12.010 of this code 
for each such violation. (Ord. 5232 § 2, 2007).”  Section 
1.12.010 of the code states that this �ne shall not exceed 
$1,000 or imprisonment for a term not  exceeding one 
year.

The City of Loveland Public Works Department 
will require the following language be added to the 
construction document plans prior t��nal approval:

 “Prior to the commencement of any construction 
activity that will affect any existing street signs or traf�c 
control devices within the public right-of-way (ROW), 
the contractor shall contact the City Traf�c Division at 
970-962-2535 to coordinate the removal, relocation, 
and/or proper storing of the existing sign(s) or traf�c 
control device(s) and obtain a ROW work permit from 
the City Traf�c Division to do such work.  However, 
if the contractor moves any existing street sign(s) or 
traf�c control device(s) within the public ROW without 
�rst obtaining a ROW work permit from the City Traf�c 
Division, then the contractor will be charged for the 
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Foxtrail AVE
2400

Foxtrail AVE
2400

Rocky Mountain AVE
2400

Rocky Mountain AVE
2400

Great Lakes DR
2400

New Vista AVE
2400

Rocky Mountain AVE
2400

2'-6"

10
 3

/8
"

2'
-6

"

Stop sign

3/8" fastner with
2 nylon washers

(sign to post)

3/8" spacer with
2 nylon washers
(sign to sign)
for added
support

All Street Intersection signs mount to
 12 gauge 2” x 2”  Chocolate Brown

 (Powder Coated or painted to match) 
solid Square Sign Posts.  Signs are 

mounted back to back on adjacent 
sides of post.  All posts are capped 

with a Chocolate Brown Powder 
Coated 2” closure cap. Post shall 

be installed 6"-8" into the anchor stub.

Anchor assembly
Telespar 2 1/4" x 2 1/4" 12 gauge

galvanized steel square stub
driven into the ground 3' with

3"-6" remaining above the
�nal grade.

 

NOTE:
Post height varies depending
on how many street signs are on 
the post and if there is a tra�c 
regulatory sign.

It must be 7'-0" from the ground
to the bottom of the lowest sign
on the post.

If there is only a regulatory sign it
still must be 7'-0" from the ground
to the bottom of the sign. The height
 of the post is adjusted per size of 
regulatory sign.

 

3/8" fastner
(sign post to anchor post)

Powder Coated Chocolate
 Brown square closure cap

mounts to the sign post with
two 1/4” stainless steel set screws.

Minimum of 2'-0" set back from the
curb to the edge of the street sign

1/4" fastner with 2 nylon washers
and spacer (sign to post)

Street sign on
both sides of post

.100 gauge

7'
-0

"
3'

-0
"

5"

3'-8"

2'-6"

3'-0"

3'-4"

3'-8"
CL

10
 3

/8
"

2 
1/

2"
2 

1/
2"

1/2"

5"

LC 2 
1/

2"
3/

4"
2 

3/
4"

2 
1/

2"
3/

4"
2 

3/
4"

2 
1/

2"
3/

4"
2 

3/
4"

2 
1/

2"
3/

4"
2 

3/
4"

2 
1/

2"
3/

4"
2 

3/
4"

6"
-8

"
3"

-6
"

1" min.1" min.

Approximately up to 9 characters

Street Intersection Signs

Private Street Intersection Signs
Sign widths vary as shown above

1" min.1" min.

Approximately up to 10 characters plus a space

1" min.1" min.

Approximately up to 12 characters plus a space

1" min.1" min.

Approximately up to 13 characters plus a space

3'-8"
CL

1" min.1" min.

Approximately up to 13 characters plus a space
Maximum length is 3’ 8”

2'-0"

R1 - 1  stop signs shall be mounted to 
post or banding material using 1 drive 
rivet with nylon washer against sign 
face (on top of the sign) and with one 
5/16” x 2- 1/2” hex bolt with metal 
washers and hex nut on the back of the 
sign post.  The street name signs and 
roundabout signs will include a similar 
hardware mounting system.  

NOTE:
A 36” stp sign will be used at
arterial roadway intersections.
 

labor, materials, and equipment to reinstall the sign(s) 
or traf�c control device(s) as deemed necessary by the 
City.  The contractor will also be charged to replace any 
existing street signs or traf�c control devices that were 
damaged or blemished during any construction activity 
as deemed necessary by the City.  The contractor may 
also be subject to additional �nes as per the Loveland 
Municipal Code.  Additionally, any work within the 
Colorado Department of Transportation (CDOT) ROW 
will also need to obtain a ROW work permit from CDOT. 

 Section 12.16.040 of the municipal code states that “No 
person shall undertake or permit to be undertaken any 
construction, excavation, or work in the rights-of-way 
without��st obtaining a permit from the city as set forth 
in this chapter.”  
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GENERAL DEVELOPMENT PLAN – AMENDMENT HISTORY      

  Revised for MillGDP MinAmdt 10.2, November 2019     

MILLENNIUM GDP 
  AMENDMENT HISTORY 

 
FIRST AMENDMENT (footer date 5-04-01) 

The First Amendment creates a new Sub-Parcel C3 within GDP Parcel C to allow mixed land use.  
Chapters revised:  

Chapter 4 – PARCEL C RESIDENTIAL MIXED-USE NEIGHBORHOODS 
Chapter 11 –Map 6 of 10 

 
SECOND AMENDMENT (footer date 3-19-03) 

The Second Amendment includes minor revisions to the design standards of the Millennium GDP and the 
regulatory procedures. The Chapters revised:  

Chapter 1 – Overall Narrative 
Chapter 6 – Non-Residential Site Planning Criteria 
Chapter 7 – Access, Circulation and Parking 
Chapter 8 –Non-Residential Architecture 
Chapter 10 – Residential 
Chapter 12 – Regulatory Procedures 
Chapter 13 – Definitions 

 
THIRD AMENDMENT (footer date 5-2-03) 

The Third Amendment includes minor revisions to the design standards of the Millennium GDP. The Chap-
ters revised:  

Chapter 4 – Parcel C Residential Mixed-Use Neighborhoods 
Chapter 9 – Residential Mixed – Use Neighborhoods 

 
FOURTH AMENDMENT (footer date 12-12-03) 

The Fourth Amendment includes minor revisions to the design standards of the Millennium GDP. The 
Chapters revised include:  

Chapter 2 – Parcel A Global Technology Center East 
Chapter 11 – Maps 2 of 10 and 4 of 10 
Chapter 14 – Environmentally Sensitive Area Report 
 

FIFTH MAJOR AMENDMENT AND RESTATEMENT (July 11, 2006) 
This major amendment adds Parcels and revises zoning for several parcels within the Millennium Addition 
PUD. The major amendment is known as the Millennium Consolidation.  

• Amendment to the Comprehensive Master Plan Land Use Plan Map dated January 20, 2006 Resolu-
tion No R-03-2006 

• Ordinance No 5094 Savanna Addition and Amended and Restated Annexation and Development 
Agreement Rec #2006-0051705 

• Ordinance No 5095 Approving Savanna Addition and the Millennium Addition 5th Amendment and 
Restatement effective July 11, 2006 Rec # 2006-0051707  

• Agreement Regarding Environmental Fees Rec#2006-0051710 
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MILLENNIUM GDP MINOR AMENDMENTS TO THE MILLENNIUM ADDITION PUD 
5TH MAJOR AMENDMENT AND RESTATEMENT 
 
• FIRST AMENDMENT – MINOR (footer date August 23, 2006) 

The First Amendment adds the Planned Sign Program for Twin Peaks First Subdivision (Lots 1-5, Block 1) 
also known as Medical Center of the Rockies. Revised Sections include: 
Chapter15 – Appendix C 
 

• SECOND AMENDMENT – MINOR (footer date November 6, 2006) 
The Second Amendment revises Section 14 to add the Natural Area 99 revised rating and associated ac-
ceptable uses. Revised sections include: 
Chapter 14 –  Natural Area 99 Rating and Use 
Appendix A – City of Loveland Guidance   
Appendix B – Previous Studies 
Appendix C – Site Evaluation 

 
• THIRD AMENDMENT – MINOR (footer date, February 2007) 

The Third Amendment adds the Planned Sign Program for Van de Water Parcel B.(Kohls side)    
Chapter 15 – Appendix C   

  
 

• FOURTH AMENDMENT –5.4 MINOR (footer date 12-4-06) 
The Fourth Amendment includes minor revisions and technical revisions to the design standards of the Mil-
lennium GDP and the regulatory procedures. The chapters revised include: 
Chapter 1 – Overall Narrative 
Chapter 6 – Non-Residential Site Planning Criteria 
Chapter 11 – GDP Maps 
Chapter 12 – Regulatory Procedures 
Chapter 15 – Appendix D – Amendment History Form 
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SIXTH MAJOR AMENDMENT – (footer date June 6, 2007) 
This major amendment allows residential uses in Parcel A with the provisions noted in each revised section. 
The 6th Major Amendment updated the following sections (footer dates June 6, 2007): 
Chapter 1 – Overall Narrative 
Chapter 2 – Parcel A 
Chapter 11 – Maps (4 of 9 footer date March 8, 2007) 
Chapter 12 – Regulatory Procedures 
Chapter 13 – Terms and Definitions 
 
 
MILLENNIUM GDP - MINOR AMENDMENTS TO THE MILLENNIUM ADDITION PUD 
6TH MAJOR AMENDMENT  
 
• FIRST AMENDMENT – 6.1 MINOR (footer date MAY 17, 2007) 

Amendment 6.1 adds the Planned Sign Program for the Chapungu Sculpture Park.  
The chapter revised includes: 

 Chapter15 – Appendix C 
 
• SECOND AMENDMENT – 6.2 MINOR (footer date JUNE 28, 2007) 

Amendment 6.2 adds the revised Planned Sign Program for Twin Peaks First Subdivision (Lots 1-5, Block 
1) also known as Medical Center of the Rockies. This replaces the August 23, 2006 version.  
The revised sections include: 

 Chapter15 – Appendix C 
 
• THIRD AMENDMENT – 6.3 MINOR (footer date JUNE 06, 2008) 

Amendment 6.3 adds the revised sections known as the “Clean Up Doc” Amendment, involving minor 
grammatical and clarification changes as outlined below.   

  
Description of the Amendment:  Sections 2, 3, 11 (Maps 1, 5 and 6), 12 and 13 of the Millennium General 
Development Plan, copies of which are attached, shall be amended as described below. 

1.) Section 2, Parcel A:  Amendments to update street names, descriptions of existing water and sewer fa-
cilities, references to City-adopted plans and engineering deposit amounts; amendment to clarify School 
District condition.  Please see Sections 2.3.1, 2.3.2, 2.4.1, 2.4.2 and 2.4.3, and Special Condition No. 
17.  

2.) Section 3, Parcel B:  Amendments to update street names, existing land uses and descriptions of exist-
ing water and sewer facilities, and to correct a capitalization error.  Please see Sections 3.2.1, 3.2.3, 
3.3.1 and 3.4.1, and Special Condition No. 43. 

3.) Section 11, Maps 1, 5 and 6:  Update the amendment history on Map 1; clarification of Critical Zone 
use restrictions and definition of “schools” on Maps 5 and 6.  

4.) Section 12, Regulatory Procedures:  Amendments to change composition of the Centerra Design Re-
view Committee (see Section 12.1.2); amendments to require notice of neighborhood meetings, hear-
ings and appeals consistent with Municipal Code (see Sections 12.3.3.A.2(c), 12.3.3.B.5, 12.3.4.A.6, 
12.3.7.A and B, 12.4.1.C, 12.4.2, 12.4.3.A and B, 12.4.4 and 12.5.2.B); amendments to implement 
amendments to C.R.S. §24-65.5-101 et seq. (see Sections 12.3.4.A.1, 12.3.7.A and 12.3.8; and notice 
requirements for certain Major Amendments (see Section 12.5.1.B). 

5.) Section 13, Definitions:  Amend Note 2 and remove all italicization. 
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SEVENTH MAJOR AMENDMENT – (footer date July 15, 2008) 
This Major Amendment is known as the Grange Annexation. The 7th Major Amendment updated the 
following sections (footer dates July 15, 2008)  
Chapter 1 – Overall Narrative 
Chapter 2 – Parcel A 
Chapter 3 – Parcel B 
Chapter 4 – Parcel C 
Chapter 11 – Maps  
Chapter 13 – Terms and Definitions 
Chapter 14 – ESAR 

• Amendment to the Loveland Comprehensive Master Plan Land to change the Land Use for the 
Grange Addition Central Parcel from E-Employment to CAC-Community Activity Center effective 
June 24, 2018 Resolution No R-70-2008 

• Amendment to the Loveland Comprehensive Plan to change the Land Use for the Grange Addition 
East Parcel from E-Employment to HDR – High Density Residential and LDR-Low Density Resi-
dential, effective June 24, 2008 Resolution #R-71-2008 

• Findings of Fact Re Annexation of the Grange Addition, effective June 24, 2008 Resolution R#72-
2008 

• Ordinance No 5333, Approving the Grange Addition and the First Amendment to the Amended and 
Restated Annexation and Development Agreement for the Millennium General Development Plan, 
effective July 15, 2008 – re-recorded with attachment October 3, 2008 at Rec #2008-0062870   

• Grange Addition Annexation Map recorded September 23, 2008 Rec # 2008-0060417 – Added 
294.291 Acres 

• Ordinance No 5334, Approving zoning for the Grange Addition and the Millennium Addition – 7th 
Amendment effective July 15, 2008, recorded September 23, 2008 Rec #2008-0060420 

• First Amendment to the Amended and Restated Annexation and Development Agreement for the Mil-
lennium General Development Plan effective July 15, 2008 recorded September 23, 2008 Rec # 
2008-0060421 Vested Property Rights effective July 19, 2008 (Same Vesting Term) 

• First Amendment to the Agreement Regarding Environmental Fees dated June 24, 2008 and recorded 
September 23, 2008 Rec # 2008-0060422, Resolution R#73-2008  

 
 
MILLENNIUM GDP - MINOR AMENDMENTS TO THE MILLENNIUM ADDITION PUD 
7TH MAJOR AMENDMENT  
• FIRST AMENDMENT – 7.1 MINOR (footer date October 16, 2008) 

Description of the Amendment:  Sections 1, 3, 4 and 11 (Maps 1 through 10) of the Millennium General 
Development Plan, copies of which are attached, shall be amended as described below. 
1.) Section 1, Overall Narrative:  Amendments to reduce total acreage.  Please see Section 1.1.1. 
2.) Section 1, Appendix 1-1 General Conditions, Transportation 27.5 – Modify number of total daily trip 

ends.  
3.) Section 3, Parcel B:  Amendments to reduce Parcel B acreage and removal of duplicate language.  

Please see Sections 3.1 and 3.2.1.  
4.) Section 4, Parcel C:  Amendments to reduce Parcel C acreage and maximum non-residential sf in Par-

cels C-3 and C-4 and update a road name.  Please see Sections 4.1 and 4.2.2, and Special Condition No. 
29. 

5.) Section 11, Maps 1 through 10:  Update the amendment history on Map 1; revise Parcel B and C 
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boundaries on Maps 1 –3, 5, 6 and 10; correct acreage of Parcels A-1 and A-6 and total acreage of Par-
cel A on Map 4; revise acreage of Parcel B-3 and total acreage of Parcel B and correct single asterisk 
note on Map 5; revise acreage of Parcel C-4 and total acreage of Parcel C acreage and maximum non-
residential sf on Map 6; update footer date on all maps.  

 
• SECOND AMENDMENT – 7.2 MINOR (footer date) 

Section 15, Appendix C shall be amended to revise the Motorplex Centerra Planned Sign program dated 
June 13, 2006. The revisions specifically include the addition of A Marketing Sign Program, Sign Type 
MK. The purpose of the Marketing Sign Program is to give the dealers at the Motorplex additional tools and 
more flexibility to market the Motorplex District and their individual dealerships. The Revised Motorplex 
Centerra Planned Sign Program has been approved by the Centerra Design Review Committee (DRC) per 
DRC Decision Letter dated December 17, 2008.  

 
 The following items are included for review and reference regarding the Minor Amendment: 

1.) Revised Motorplex Centerra Planned Sign Program, proposed revisions highlighted in yellow.  
a. Addition of Sign Type MK including:  

i. Flag Display on I-25 Display Pads,  
ii. Light Pole Banner Display on internal Motorplex Streets,  

iii. Dealer Parking Lot Banner Display,  
iv. On-Lot Temporary manufacturer Banner Display Site, and  
v. On-Vehicle Displays.  

2.) Revised Motorplex Centerra Planned Sign Program, clean version.  
3.) Copy of Centerra Design Review Committee approval letter dated December 17, 2008. 
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EIGHTH MAJOR AMENDMENT – (footer date May 19, 2009) 
This Major Amendment revises the distribution of residential units amount the GDP Parcels. The 8th 
Major Amendment updated the following sections (footer dates May 19, 2009)  
Chapter 1 – Overall Narrative 
Chapter 2 – Parcel A 
Chapter 3 – Parcel B 
Chapter 4 – Parcel C 
Chapter 5 – Parcel D 
Chapter 9 – Residential Mixed-Use Neighborhoods 
Chapter 10- Residential 
Chapter 11 – Maps  
 

• Second Amendment to the Amended and Restated Annexation and Development Agreement for the 
Millennium General Development Plan effective May 19, 2009 recorded June 3, 2009 Rec # 2009-
0035948; Vested Property Rights effective May 20, 2009 

• Ordinance No. 5417 approving the Millennium Addition – 8th Amendment and the Second Amend-
ment to the Amended and Restated Annexation and Development Agreement for the Millennium 
General Development Plan, effective May 19, 2009 and recorded July 15, 2009 Rec # 2009-
0048321 (New 20 Year Vesting Period) 

• Second Amendment to the Agreement Regarding Environmental Fees dated June 3, 2009 and record-
ed June 8, 2009 Rec # 2009-0037286, Resolution R#34-2009  

 
MILLENNIUM GDP - MINOR AMENDMENTS TO THE MILLENNIUM ADDITION PUD 
8TH MAJOR AMENDMENT  
 
• FIRST AMENDMENT – 8.1 MINOR (footer date May 20, 2009) 

Description of the Amendment:  Sections 9 and 10 of the Millennium General Development Plan shall be 
amended as described below. 
1.) Section 9, Table 9-1 Residential Maximum Height for Buildings and Structures for Multi-Family 

Dwellings in a Mixed Use-Neighborhood increased from 40 feet to 60 feet.  
2.) Section 9.7.2, Residential Multi Family Dwellings in Mixed-Use Neighborhoods Minimum Off-Street 

Parking requirements modified.  
3.) Section 10, Table 10-1 Residential Maximum Height for Buildings and Structures for Multi-Family 

Dwellings increased from 40 feet to 60 feet. 
4.) Section 10.13 Parking Ratios for Multi-Family Dwellings modified. 

 
• SECOND AMENDMENT – 8.2 MINOR (footer date December 18, 2009) 

Description of the Amendment: Revised Centerra Planned Sign Program, Section 15 - Appendix C of the 
Millennium General Development Plan, Centerra Planned Sign Program, shall be amended as described be-
low. The Revised Centerra Planned Sign Program has been approved by the Centerra Design Review 
Committee (DRC) per DRC Decision Letter dated December 18, 2009.  
1.) Page 1 of 12 – Addition of “Construction Fence Signs (Temporary) - page 8.1” to the list of sign types 

addressed in the document and correction of the page numbers for the other sign types. 
2.) Page 8.1 of 12 – Addition of Construction Fence Sign Criteria 

 
 
 



GENERAL DEVELOPMENT PLAN – AMENDMENT HISTORY      

  Revised for MillGDP MinAmdt 10.2, November 2019     

• THIRD AMENDMENT – 8.3 MINOR (footer date February 8, 2010) 
Description of the Amendment: Revised Centerra Planned Sign Program, Section 15 - Appendix C of the 
Millennium General Development Plan, Centerra Planned Sign Program, shall be amended as described be-
low.   
1.) Page 1 of 17 – Addition of Multi- Family Residential Marketing Pillar Sign (Temporary) to the list of 

sign types addressed in the document and corrected the page numbers listed under “Applicability” for 
the other sign types.    

2.) Pages 8 and 9 – Project I.D. and Real Estate Sign (Temporary) criteria modified to include three new 
sign options with newly proposed materials.  

3.) Pages 10 and 11 – Community Vehicular Directional Sign (Temporary) criteria modified to include two 
new sign options with newly proposed materials. 

4.) Page 12 – Newly proposed sign type, Multi-Family Residential Marketing Pillar Signs with specific cri-
teria to new sign.  

 
• FOURTH AMENDMENT – 8.4 MINOR (footer date June 24, 2010) 

Section 15 - Appendix C of the Millennium General Development Plan shall be amended to include a copy 
of the Lake Vista Planned Sign Program. 

 
Description of the Amendment: The Lake Vista Planned Sign Program details signage to be installed within 
the 303 Unit Multi-family Project. Sign types include a Project Identification Sign, Pedestrian and Vehicu-
lar Directional Signs, Address Signs, Parking Signs and various signs for the amenities such as the Wel-
come Center, Mail Kiosk and Community Garden. The Lake Vista Planned Sign Program has been ap-
proved by the Centerra Design Review Committee (DRC) per DRC Decision Letter July 6, 2010.  
 

• FIFTH AMENDMENT – 8.5 MINOR (footer date March 1, 2011) 
Section 15 - Appendix C of the Millennium General Development Plan shall be amended to include the 
REVISED Van de Water Parcel B Planned Sign Program.  

 
The Van de Water Parcel B Planned Sign Program has been revised to include a new type of sign material 
that is allowed for Tenant Identity Signs (individual pan channel exposed neon letters with bronze exterior 
returns; see page 5 for details). The REVISED Van de Water Parcel B Planned Sign Program has been ap-
proved by the Millennium Design Review Committee (DRC) per DRC Decision Letter February 28, 2011.  
 

• SIXTH AMENDMENT – 8.6 MINOR (footer date June 1, 2011) 
REVISED Section 10 – Eliminate 10.16.F criteria that applied only to Subparcel D-6 which required recess-
ing the garage on least 67% of Single Family Attached Dwellings (SFAD) and Single Family Detached 
Dwellings (SFDD) on Lots with less than 65 feet of frontage. The following section instates a similar stand-
ard for all Subparcels which are zoned for residential uses where 67% of SFAD and SFDD shall have a re-
cessed garage where the building elevation facing a public street is 55 feet wide or less.  

 
New Planned Sign Program for Section 15 - Appendix C  
The Greens at Van de Water Planned Sign Program is being added to Section 15 Planned Sign Programs 
Section.  The Greens at Van de Water Planned Sign Program has been approved by the Millennium Design 
Review Committee (DRC) per DRC Decision Letter May 20, 2011.  

 
The following items are included for review and reference regarding the Minor Amendment: 
1.) REVISED Section 10 (Red-lined Version and Clean Version) 
2.) The Greens at Van de Water Planned Sign Program dated April 5, 2011.  

a. Copy of the Millennium Design Review Committee approval letter dated May 20, 2011. 
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NINTH MAJOR AMENDMENT – (Footer/Effective Date May 29, 2012) 
The major amendment adds definitions for light and heavy manufacturing and specifies location allowances 
for each use, adjusts non-residential site planning criteria for shadow/shading analysis and context diagrams, 
modifies public hearing requirement criteria for development proposals, and divides sub-parcel A-2 into two 
distinct sub-parcels on the east side of I-25.  
The following sections have been revised:  
Chapter 1 – Overall Narrative 
Chapter 2 – Parcel A 
Chapter 6- Non Residential Site Planning Criteria 
Chapter 7 – Access, Circulation, and Parking 
Chapter 11 – Maps, Map 4 of 10  
Chapter 12 – Regulatory Procedures 
Chapter 13 – Terms and Definitions 
 
MILLENNIUM GDP - MINOR AMENDMENTS TO THE MILLENNIUM ADDITION PUD 
9TH MAJOR AMENDMENT  

 
• FIRST AMENDMENT – 9.1 MINOR (footer date July 5, 2012) 

Description of the Amendment: The following sections include changes submitted as part of Minor 
Amendment 9.1: 
1.) Section 1 – Clean up the accessory uses and outdoor storage language.   
2.) Section 12 – Clarification on notice for the neighborhood meeting so the intent is clear that it is to be 

the same as for the public hearings.   
3.) Section 13 – Clarification that sign permits and site development plans are also to be considered devel-

opment projects and as such subject to DRC review.   
4.) Map 6 of 10 – In a prior major amendment we eliminated Sub Parcel C3 and made it a part of Sub Par-

cel C1. Footnote 4 still had a reference to C3 so we needed to correct the description of this area as part 
of C1. 
 

• SECOND AMENDMENT – 9.2 MINOR (footer date January 2013) 
Description of the Amendment: The following sections include changes submitted as part of Minor 
Amendment 9.2: 

1.) Section 9 – Clarify language regarding garages.   

2.) Section 10 – Clarify language regarding garages.   

3.) Section 15 Appendix C – Update Planned Sign Programs to allow Grand Opening banners to be dis-
played for 30 days.   

 
• FIRST TECHNICAL CORRECTION – 9.a (footer date January 2013) 

Description of the Technical Correction(s): The following sections include changes submitted as part of 
TECHNICAL CORRECTION 9.a: 
1.) Section 3 and Section 4 – The Third Amendment Regarding Environmental Fees (High Plains Envi-

ronmental Center) was approved by Loveland City Council on January 15, 2013. The Third Amend-
ment extends the term of the Agreement through December 31, 2040 and clarifies the process for allo-
cating, reporting and accounting for monies for “Open Space Purposes” and “HPEC Purposes” under 
the Agreement. The proposed modifications to Section 3 and 4 of the Millennium GDP include making 
the term of the Environmental Fees consistent with the amended agreement. 
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• THIRD AMENDMENT – 9.3 MINOR (footer date December 1, 2013) 

Description of the Amendment: The proposed Millennium General Development Plan Minor Amendment 
9.3 (Footer date December 1, 2013) includes amending Section 15 Appendix C – Centerra Planned Sign 
Program 
 
Revise criteria of the approved Multi-Family Residential Marketing Pillar Signs (MFRMP) in the following 
way: 
1.) Modify the Name of the Sign Type (Remove “Multi-Family”) 
2.) Residential Marketing Pillar (RMP) Signs --Sign Type will be allowed for all Residential Develop-

ments in Centerra 
3.) Add Single-Family Attached and Single-Family Detached Residential Development Flag Poles for 

Builder Model Home Complexes 

• FOURTH AMENDMENT – 9.4 MINOR (footer date June 15, 2014) 
Description of the Amendment: The proposed Millennium General Development Plan Minor Amendment 
9.4 (Footer date June 15, 2014) includes amending Section 2 – Parcel A 
 
Modify Appendix 2-1 Special Conditions for Parcel A 
 
1.) Add a new Special Condition under “Planning” as Special Condition No. 17 with detailed criteria for a 

roof mounted flag pole for retail uses occupying a minimum of 75,000 SF.  
2.) Re-Number subsequent Special Conditions after the new Special Condition No. 17. 

The Sections referenced above will be reprinted with approval of this amendment request. A complete copy 
of the amendment is filed with the City of Loveland Planning Department.  A copy of this “Sign-off Sheet” 
shall be included in Appendix ‘D’ in Section 15 of the Millennium GDP. 
 

• FIFTH AMENDMENT – 9.5 MINOR (footer date June 30, 2014) 
Description of the Amendment: The proposed Millennium General Development Plan Minor Amendment 
9.5 (Footer date June 30, 2014) includes amending Section 9 – Residential Mixed Use Neighborhoods and 
Section 10 – Residential.  
 
Add new SECTION for Encroachments Permitted Into the Minimum Setbacks.  See New Section 9.7 and 
New Section 10.13. 
 
1.) Add specific language that clarifies what is allowed as encroachments into the minimum setbacks for 

residential units.  
2.) Renumber subsequent sections following the new sections in Section 9 and Section 10. 

The Sections referenced above will be reprinted with approval of this amendment request. A complete copy 
of the amendment is filed with the City of Loveland Planning Department.  A copy of this “Sign-off Sheet” 
shall be included in Appendix ‘D’ in Section 15 of the Millennium GDP. 
 
Note: A technical correction was also required for Minor Amendment 9.5 to correct the section reference 
under the definition for “SETBACKS” in Section 13-DEFINITIONS to include the two new sections 9.7 and 
10.13 as noted above.  
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• SIXTH AMENDMENT – 9.6 MINOR (footer date December 2014)  
Description of the Amendment: The proposed Millennium General Development Plan Minor Amendment 
9.6 (Footer date December 2014) includes amending Section 15 – Appendix C: Planned Sign Programs. 
 
Add New Millennium East Sixth Subdivision Planned Sign Program 
1.) This planned sign program applies to signs within the Millennium East Sixth Subdivision Regional 

Commercial Center. Detailed sign criteria is included for site signage and tenant signage including 
those proposed for Bass Pro Shops. (For the purpose of this sign program, perimeter streets shall be 
considered US Highway 34, Centerra Parkway, and Sky Pond Drive.) 

 
• SEVENTH AMENDMENT – 9.7 MINOR (footer date November 3, 2015)  

Description of the Amendment: The proposed Millennium General Development Plan Minor Amendment 
9.7 (Footer date November 3, 2015) includes updating language as it relates to Mixed-Use Village Centers 
and adding a section for performance standards as detailed below:  

1.) Modify Section 12.3.3 A. 2. (b) to clarify the criteria to determine what Development Projects are re-
quired to go through the Public Review process as it relates to Mixed-Use Projects.  

2.) Addition of Performance Standards for the Mixed-Use Village Center, Section 16. 

3.) Modify Table 6-1 Minimum Setbacks Residential, adding language in the Notes to differentiate be-
tween Single Family Attached buildings with two dwellings and Single Family Attached with three or 
more dwellings as it relates to Side and Back Property Line Minimum Setbacks.   

 
•  EIGTH AMENDMENT – 9.8 MINOR (footer date July 19, 2016)  

Description of the Amendment: The proposed Millennium General Development Plan Minor Amendment 
9.8 (Footer date July 19, 2016) includes:  

1.) The first part of the amendment is to modify Section 13 Definition for “Single Family Attached 
Dwelling” to increase the number of attached units that may be constructed in a group to range from 
two to six units. This modification increases the number by 1, originally stated as attached in groups 
of two to five units.   

2.) The second part of the amendment includes a new definition in Section 13 for “Small Lot Cottage”. 
The “Small Lot Cottage”. This new dwelling type shall comply with the performance standards for 
“Single Family Attached Dwelling”. 

 

• NINTH AMENDMENT – 9.9 MINOR (footer date February 1, 2017) 
Description of the Amendment: The proposed Millennium General Development Plan Minor Amend-
ment 9.9 (Footer date February 1, 2017) includes:  

1.) Modify Section 9.8 – “Standards for Specific Immediate Neighborhood Housing Types” for Single 
Family Detached lots less than 65’ in width:  
 9.8D3- Homes with two car garages – the garage doors shall not comprise more than 47% (was 
40%) of one of the ground floor elevations facing a public street. Garages fronting on alleys (both 
public and private) are exempt from this condition. 
AND 
9.8D5  
Home elevations that face a public street with a second story living area constructed above the gar-
age and the front façade of the living area is on the same vertical plane as the garage below it shall 
use an architectural roof element to separate the garage from the second floor.  
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Two story facades with garage doors fronting on a public street shall be articulated using one of the 
following design features: 
a) Incorporate a roof feature or trellis above the garage door to visually separate the garage from 

the story above. 
b) Step back the face of the wall on the story above the garage door to vary the massing. 
c) Incorporate a projecting box bay window above the garage door to add articulation. 
d) Other similar design elements as approved by the DRC and the Director. 

2.) Add Criteria in Section 10.15 “Facades” for Single Family Detached Dwellings less than 39’ wide as 
follows: 
10.15.B Single family detached dwellings less than 39’ feet in width having two story facades with 
garage doors fronting on public streets shall be articulated using one of the following design treat-
ments: 

1. Incorporate a roof feature or trellis above the garage door to visually separate the garage 
from the story above it. 

2. Step back the face of the wall on the story above the garage to vary the massing. 
3. Incorporate a projecting box bay window above the garage door to add articulation. 
4. Other similar design elements as approved by the DRC and the City. 

3.) Modify Section 10.17 “Garages”: 
10.17.E On Single Family Detached lots less than 65’ in width the following criteria shall apply: 
10.17.E.3 Homes with two car garages – the garage doors shall not comprise more than 47% (was 
40%) of one of the ground floor elevations facing a public street. Garages fronting on alleys are ex-
empt from this condition. 

4.) Modify Sections 9.7 AND 10.13 to add the following option under ENCROACHMENTS PERMIT-
TED INTO THE MINIMUM SETBACKS “One-story detached accessory structures used as a tool 
and storage sheds, playhouses and similar uses, (provided that floor area does not exceed 80 square 
feet) shall be allowed to encroach in a REAR YARD SETBACK so long as the accessory structure is a 
minimum of 5’ from the rear property line and does not encroach in the minimum side yard setback.”  

 

• TENTH AMENDMENT – 9.10 MINOR (footer date May 15, 2017) 
Description of the Amendment: The Millennium General Development Plan Minor Amendment 9.10 
(Footer date May 15, 2017 includes the following: 

1.) The first part of the amendment revises the boundary between Millennium GDP Parcels C1 and C4 so 
that it follows the future Kendall Parkway alignment on Map 6 of 10 in Section 11-Maps:  
 

2.) The second part of the amendment modifies the density and lot size restrictions along Boyd Lake Av-
enue in portions of Parcel C1 for Single Family Detached Dwellings within 300 feet of the existing 
centerline of Boyd Lake Avenue adjacent to the existing Boyd Lake Shores Subdivision as follows;  

a.) Section 9, Table 9-1 adjust the maximum density from 2 to 2.5 units per acre, and   

b.) Section 4, Section 4.2.2 modify the minimum size of lots to 5,500 square feet from 6,000 square 
feet. 
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• ELEVENTH AMENDMENT – 9.11 MINOR (footer date February 6, 2018) 
Description of the Amendment: The Millennium General Development Plan Minor Amendment 9.11 
(Footer date February 6, 2018 includes the following): 

1.) The amendment adds the Environmentally Sensitive Areas Report for Houts Reservoir “Area 4” Lar-
imer County, Colorado dated February 6, 2018 to Section 14 of the Millennium General Development 
Plan. The report includes the following: 

a.) A 75’ buffer from the Operating High Water Mark. 
b.) An additional 25’ buffer from the wetland boundary. 

These two buffers combined produced a variable “Maximum Combined Recommended Development 
Setback” ranging from 75’ to 160’ from the operating high-water mark that encompassed all wetlands 
in the area. 

The Environmentally Sensitive Areas Report for Houts Reservoir “Area 4” supersedes the recom-
mendations from the Environmentally Sensitive Areas and Wetland Report by Cedar Creek Associ-
ates, Inc dated January 1999 for “Area 4” of the Central Portion.  
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TENTH MAJOR AMENDMENT   
• Ordinance No. 6168 ORDINANCE AMENDING SECTION 18.04.060 OF THE LOVELAND MU-

NICIPAL CODE, THE SAME RELATING TO ZONING REGULATIONS FOR A PORTION OF 
TRACT A OF THE SAVANNA SECOND SUBDIVISION, CITY OF LOVELAND LARIMER 
COUNTY, COLORADO – Rezoning from Millennium to I, Rec No. 20180022953, 2/28/2018  

• Ordinance No. 6187 ORDINANCE AMENDING SECTION 18.04.060 OF THE LOVELAND MU-
NICIPAL CODE, THE SAME RELATING TO ZONING REGULATIONS FOR PORTIONS OF 
TRACTS A AND D AND PORTIONS OF OUTLOTS B AND C OF THE SAVANNA SECOND 
SUBDIVISION, CITY OF LOVELAND, LARIMER COUNTY, COLORADO - Rezoning from I 
to Millennium PUD, Rec No. 20180013675, dated 3/8/2018 

• Ordinance No. 6188 ORDINANCE APPROVING THE ANNEXATION OF CERTAIN TERRITO-
RY TO THE CITY OF LOVELAND, COLORADO, TO BE KNOW AND DESIGNATED AS 
“PFEIFF ADDITION” TO THE CITY OF LOVELAND Rec No. 20180013673 dated 3/8/2018 

• Ordinance No. 6189 ORDINANCE AMENDING SECTION 18.04.060 OF THE LOVELAND MU-
NICIPAL CODE, THE SAME RELATING TO ZONING REGULATIONS FOR “PFEIFF ADDI-
TION”, CITY OF LOVELAND Rec No. 20180013674, 3/8/2018 

• Ordinance No. 6190 approving the Amended General Development Plan for the Millennium Addition 
– 10th Amendment, Granting Certain Exceptions from the Loveland Municipal Code and Approving 
the Third Amendment to the Amended and Restated Annexation and Development Agreement for 
the Millennium General Development Plan, effective April 13, 2018 and recorded Rec # 
20180022018 (Updated Vesting Period) 

o Section 1, Background Information was updated with current acreage numbers  
o Section 1, Reference to the City of Loveland Comprehensive Master Plan was updated to 

“Master Plan” and in Section 13 the Definition was amended to “Master Plan” means the 
City’s master plan for the physical development of the City entitle CREATE LOVELAND 
adopted on July 19, 2016 by Resolution No R-65-2016, and all amendments thereto.  

o Section 1, Revisions to Special Condition 35, Acquisition of Easements/Rights-or Way 
o Section 3, Revised total acres for the B Parcel, New Special Condition for Parcel B-3 Replat 

required for development of Tract D of the Savanna Second Subdivision 
o Section 4, Total Parcel Acreage updated, Existing Land Use Information Updated to include 

residential.  
o Section 4, New Special Condition under Planning for Parcel C-4, Replat required for devel-

opment for Tract A of the Savanna Second Subdivision 
o Section 5, Total Parcel Acreage updated due to the Pfeiff Addition (Parcel D-10), Increase in 

the Number of allowed residential units, New ESAR referenced for Parcel D-10 
o Section 5, Several Existing Special Conditions updated to include applicability to D-10 and 

New Special Condition added under Transportation and Water/Sewer specifically for Par-
cel D-10 

o Section 11, Updated all Maps to reflect revised boundaries of parcels due to the rezoning.  
o  Section 12, Reference to the City of Loveland Comprehensive Master Plan was updated to 

“Master Plan” and in Section 13 the Definition was amended to “Master Plan” means the 
City’s master plan for the physical development of the City entitle CREATE LOVELAND 
adopted on July 19, 2016 by Resolution No R-65-2016, and all amendments thereto.  

o Section 14 ESAR for Parcel D-10 Added 
• Resolution #R-18-2018 Fourth Amendment to the Agreement Regarding Environmental Fees ap-

proved by City Council on February 20, 2018, Rec. No. 20180016485 dated 3/22/2108  
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MILLENNIUM GDP - MINOR AMENDMENTS TO THE MILLENNIUM ADDITION PUD 
10TH MAJOR AMENDMENT  

• FIRST AMENDMENT – 10.1 MINOR (footer date April 11, 2018) 
Description of the Amendment: The Millennium General Development Plan Minor Amendment 
10.1 (Footer date April 11, 2018 includes the following): 

1.) The amendment revises the definition for Senior Housing of a Non-Residential Nature in 
Section 13 of the Millennium General Development Plan. The revision includes the fol-
lowing: 

a) Eliminates Independent Living Communities from the list of examples for Senior 
Housing of a Non-Residential Nature definition. 

b)  Eliminates the statement “may not include a kitchen” from the definition. 

 
• SECOND AMENDMETN – 10.2 (FOOTER DATE November 6, 2019) 

Description of the Amendment: The Millennium General Development Plan Minor Amendment 
10.2 (Footer date November 6, 2019 includes the following): 

1.) The amendment modifies Map 4 of 10 in Section 11 of the Millennium General Develop-
ment Plan as follows:   

a) Modify the boundary between Sub-parcels A2 and A3 to align with Centerra Parkway. 
This would decrease the size of Sub-parcel A3 and increase the size of Sub-parcel A2 
(50 acres respectively). Shift 215 of the approved residential units from Sub-parcel A3 
to Subparcel A2 while maintaining the same number of Maximum dwelling units 
overall for Parcel A. 

b) The maximum number of residential units allowed in the new Sub-parcel A2 and Sub-
parcels A5, A6, A7 and A8 shall be reviewed in aggregate rather than Sub-parcel by 
Sub-parcel. The total maximum allowable number of residential units in Parcel A will 
remain 3,781 dwelling units per General Note #1 on Map 4 of 10. 

 



 1

MILLENNIUM GDP –AMENDMENT # (insert amendment number here) 
Sign-off sheet 
 
  
Indicated Type of Amendment:                  Major                     Minor 

       If Major, date of City Council Approval:  

Indicate Sections Effected by Amendment:    1    2    3    4    5    6    7    8    9   10   11   12 

Footer Date Corresponding to Updated,  
Amended Sections: 

 

 
 
Description of the Amendment:  (include as detailed a description of amendments by section and sub-
section number as possible; use multiple pages if necessary) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Sections references above, are revised and reprinted with approval of this amendment. A complete copy 
of the amendment is filed with the City of Loveland Planning Department.  A copy of this “Sign-off Sheet” shall 
be included in Appendix ‘D’ in Section 15 of the Millennium GDP. 
 
 
 
 

Staff Use Only: 

The following signature provides acknowledgement that the above reference amendment was received and 
approved through the appropriate City process and is now incorporated into the Millennium General 
Development Plan: 

 
 

_______________________________________                          ________________  
City of Loveland Current Planning Manager     Date 
(or his/her designee) 



 2

 



MIXED USE VILLAGE CENTER      

 

Section 16.Mixed-Use Village Center Minor Amd 9.7 FINAL November 3, 2015   16-1 

 

TABLE OF CONTENTS 
SECTION 16 MIXED USE VILLAGE CENTER 

 
16.1 PURPOSE ............................................................................................................................................... 3 

16.1.1 Overview ......................................................................................................................................... 3 
16.1.2 Goals ................................................................................................................................................ 3 

16.2 APPLICABILITY .................................................................................................................................. 3 
16.3 LAND USE .............................................................................................................................................. 3 

16.3.1 Permitted Uses ................................................................................................................................ 3 
16.3.2 Mix of Uses ...................................................................................................................................... 3 
16.3.3 Phasing ............................................................................................................................................ 3 

16.4 EVOLUTION AND DENSIFICATION IN PHASES ......................................................................... 3 
16.4.1 Densities ........................................................................................................................................... 3 
16.4.2 Context Diagram ............................................................................................................................ 3 

16.5 MIXED USE VILLAGE CENTER PLANNING PRINCIPLES ....................................................... 4 
16.5.1 Block Patterns ................................................................................................................................. 4 
16.5.2 Pedestrian Orientation ................................................................................................................... 4 

16.6 STREET DESIGN .................................................................................................................................. 5 
16.6.1 Street Standards ............................................................................................................................. 5 
16.6.2   Street Policies ................................................................................................................................ 5 
16.6.3 Emergency and Utility Access ....................................................................................................... 5 
16.6.4 Site Triangles .................................................................................................................................. 5 
16.6.5 Perimeter Roadways ...................................................................................................................... 6 

16.7 SHARED COMMON AREAS .............................................................................................................. 7 
16.7.1 Plazas ............................................................................................................................................... 7 
16.7.2 Village Greens ................................................................................................................................. 8 
16.7.3 Park Lawns ..................................................................................................................................... 9 
16.7.4 Shared Common Area Pedestrian Amenities .............................................................................. 9 

16.8 OPEN SPACE REQUIREMENTS ..................................................................................................... 10 
16.8.1 Private Open Space ...................................................................................................................... 10 
16.8.1 Allowable Private Open Space Elements ................................................................................... 10 

16.9 LANDSCAPING ................................................................................................................................... 10 
16.10 BUFFERYARDS ................................................................................................................................ 10 
16.11 LIGHTING ......................................................................................................................................... 10 
16.12 BUILDING STANDARDS ................................................................................................................ 11 

16.12.1 Architectural Characteristics .................................................................................................... 11 
16.12.2 Parking Structures ..................................................................................................................... 11 
16.12.3 Applicability of Other GDP Criteria ........................................................................................ 12 
16.12.4 Primary Building Entries .......................................................................................................... 12 
16.12.5 Roof Top Decks and Gardens .................................................................................................... 13 
16.12.6 Setbacks ....................................................................................................................................... 13 



  MIXED USE VILLAGE CENTER      

Section 16.Mixed-Use Village Center Minor Amd 9.7 FINAL November 3, 2015  16-2 

 

 

16.12.7 Building Heights ......................................................................................................................... 13 
16.12.8 Public Transit Facilities ............................................................................................................. 13 
16.12.9 Service Areas ............................................................................................................................... 13 
16.12.10   Mechanical Equipment, Utilities, and Communication Devices Screening ...................... 13 
16.12.11   Vending Machine, Automatic Teller Machine, Cart Storage, Newspaper/Magazine Machine 

Screening .................................................................................................................................. 14 
16.12.12 Permanent Retail Sales, Food and Beverage Sales, Information and Customer Service Kiosks

 ................................................................................................................................................... 14 
16.12.13 Temporary Retail Sales, Food and Beverage Sales, Information and Customer Service Kiosks

 ................................................................................................................................................... 14 
16.13 MUVC PARKING STANDARDS .................................................................................................... 14 

16.13.1 Parking Dimensions ................................................................................................................... 14 
16.13.2 Compact Car Parking ................................................................................................................ 14 
16.13.3 Parking Ratios ............................................................................................................................ 14 
16.13.4 On-Street Parking ...................................................................................................................... 15 
16.13.5 Parking Reductions .................................................................................................................... 15 
16.13.6 Motorcycle Parking .................................................................................................................... 15 
16.13.7 Interim Parking Lots .................................................................................................................. 15 
16.13.8 Handicapped Access /Parking/ Signs ........................................................................................ 15 
16.13.9 Bicycle Parking ........................................................................................................................... 15 

16.14   SIGNAGE ......................................................................................................................................... 15 
16.15 DETENTION, DRAINAGE AND UTILITIES ............................................................................... 16 

16.15.1 Detention and Drainage ............................................................................................................. 16 
16.15.2 Utilities ......................................................................................................................................... 16 



MIXED USE VILLAGE CENTER       

Section 16.Mixed-Use Village Center Minor Amd 9.7 FINAL November 3, 2015   16-3 

 

SECTION 16 
MIXED USE VILLAGE CENTER 

16.1 PURPOSE 

The purpose of this section is to provide 
comprehensive standards for the development of a 
Mixed Use Village Center (“MUVC”) within the 
GDP. 

16.1.1 Overview 

The Mixed Use Village Center is a compact walkable 
community. A variety of residential and nonresidential 
land uses may be mixed both horizontally and 
vertically. Streetscapes and gathering places have a 
strong pedestrian focus. 

16.1.2 Goals 

The goals of a MUVC are to: 

 Create an urban style framework to attractively 
and vibrantly integrate commercial, employment 
and residential uses. 

 Focus on the pedestrian experience. 
 Serve as the village center or “heart” for the 

largely suburban surrounding community. 
 Create desirable amenities for attracting primary 

employers. 

16.2 APPLICABILITY 

Design Standards included in this Section 16 apply to 
all areas designated in the GDP as MUVC and only to 
those areas. Design Standards included in Sections 6, 
7, 8, 9 and 10 apply to MUVC Areas only to the extent 
specified in Section 16. The mixed use expression of 
MUVCs is not reinforced by some of the Millennium 
GDP-wide standards and not appropriate to apply to a 
MUVC. 

16.3 LAND USE 

Providing a variety of land uses within a comfortable 
walking distance promotes pedestrianism, discourages 
the use of the automobile and supports the use of other 
modes of transportation. The result is a community 

that is more human scale and has a more active and 
inviting street life. 

16.3.1 Permitted Uses 

Permitted uses within a MUVC are listed on Maps 4-
7 in Section 11 and further described in Section 1.3.5 
of this GDP. 

16.3.2 Mix of Uses 

A mix of uses may be provided vertically by buildings 
which are occupied by multiple uses or it may also be 
provided horizontally by locating single use buildings 
occupied by differing uses within the same area.  

16.3.3 Phasing 

Maximum densities for residential uses are typically 
calculated in units per acre while non-residential 
densities are expressed in floor area ratios (FAR).  

Maximum densities for residential uses in a MUVC 
are listed on Maps 4-7 in Section 11 of this GDP. 

As is the case in the rest of the GDP, no FAR density 
caps are set in an MUVC for non-residential uses.  

16.4 EVOLUTION AND DENSIFICATION 
IN PHASES 

16.4.1 Densities 

The MUVC is a long term development project. A 
strategic phasing of improvements is critical to its 
success.  The ultimate densities proposed for the 
MUVC may require structured parking. If structured 
parking is not included in the initial development 
phase then it is intended that the MUVC will include 
interim surface parking approaches with later infill of 
structured parking garages and/or occupied buildings. 

16.4.2 Context Diagram 

With the submittal of an application for a subdivision 
plat for the first phase of the MUVC, a Context 
Diagram will be required depicting the following for 
the proposed build out: 

1. Boundary of the MUVC. 
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2. Proposed land uses. 
3. Block pattern. 
4. Open space areas. 
5. Linkages (pedestrian and vehicular) to 

immediately adjacent areas. 
6. Important views and vistas. 
7. Environmentally Sensitive Areas (as identified in 

this GDP). 
8. Vision statement including imagery boards. 
9. Street cross sections 

16.5 MIXED USE VILLAGE CENTER 
PLANNING PRINCIPLES 

This Section of the GDP is intended to facilitate the 
creation of a distinct MUVC within the context of the 
greater community by complementing existing 
development in the Millennium GDP while 
establishing its own unique traditions, environment 
and character. The MUVC is comprised of a mix of 
land uses designed to serve a diverse population. It 
includes good pedestrian orientation and connectivity, 
the accommodation of multiple modes of travel, and 
the physical and functional integration of uses through 
careful site layout and the design of buildings, streets 
and urban open space amenities. Planning principles 
to be used in the design of the MUVC are described in 
the following sections. 

16.5.1 Block Patterns 

Development in the MUVC shall be arranged in a 
pattern of interconnecting streets and blocks, while 
maintaining respect for the natural landscape, 
topography, views and surrounding development 
patterns. The framework for each MUVC shall be a 
well-defined pattern of walkable blocks and 
intersecting streets. The grid, modified grid or network 
of streets and blocks will provide safe, efficient, and 
convenient vehicular access and circulation patterns 
and promote a pedestrian friendly environment. 

Sight lines within the MUVC shall be carefully 
considered, terminating axial views on architectural 
massing features, important natural features, 
sculptural icons, mountain vistas, and similar 
elements.  

Blocks shall be of a comfortable length to promote 
pedestrian travel, generally between 200 and 600 feet 
in length unless otherwise approved by the DRC and 
the City. Primary parking facilities for uses within the 
MUVC will generally be provided as on street parking 
along the local streets and in parking lots or garages 
immediately adjacent to the use or on nearby blocks. 

Block size and geometry may vary to accommodate 
natural features, topography, surrounding 
development patterns, etc. Blocks may also be 
combined to provide a site for a larger user. 

16.5.2 Pedestrian Orientation 

The single most important element in the physical and 
functional integration of mixed use development is the 
pedestrian orientation. The overall layout of a MUVC 
is built around a vibrant pedestrian realm that includes 
the pedestrian-friendly improvements necessary to 
generate a high level of pedestrian activity. The 
framework for a pedestrian- oriented layout has four 
main components: 

A. A block structure that reflects a walkable 
arrangement and positioning of uses; 

B. A streetscape that includes street trees and 
appropriate site furniture; 

C. Building placement, orientation, and design to 
enhance and activate the pedestrian environment 
and streetscape; and 

D. A street network to define the block edges, create 
continuous pedestrian connections, and integrate 
pedestrian travel with other modes of 
transportation. 
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16.6 STREET DESIGN 

Access and connectivity are keys to developing a 
viable MUVC. Access points must be safe for 
vehicles, bicycles and pedestrians. The MUVC must 
also maintain direct connectivity and safe access to 
surrounding developments and destinations. A well-
defined and logical layout of streets is vital to meeting 
these circulation goals. 

Streets within the MUVC may be public, private, or a 
combination of the two.  

16.6.1 Street Standards 

The character of the street will be defined through 
criteria for dimensional characteristics, streetscaping 
standards, and the fronting of building facades for each 
MUVC. Different MUVC’s within the GDP may 
require different and unique approaches to street 
design. The criteria and detailed cross sections for 
MUVC streets shall be submitted as part of the 
Context Diagram for each MUVC as described in 
Section 16.4.2 

For purposes of this GDP the term “street” shall 
include local streets (whether public or private) but 
shall NOT include service drives, alleys, driveways or 
drive lanes within parking facilities. 

Regular and frequent programmed events and 
activities within the public spaces of the MUVC are 
necessary to provide a rich community life. It is 
anticipated that street closures within the MUVC will 
be needed to facilitate the success of these events. If 
the streets are public, the City will cooperate to 
facilitate the approval of the temporary closures. 

Certain streets within the MUVC may want to activate 
the pedestrian experience with enhanced elements 
such as streetlight pole banners and hanging baskets, 
“Tivoli” or similar light strands and banners 
suspended above the street, and/or other such 
amenities. The City will cooperate to facilitate the 
approval of the installation of these elements. 
Maintenance of all such elements will be the 
responsibility of an owners’ association and/or 

metropolitan district. Any such enhanced elements 
must meet the Fire Department vertical clearance 
requirements for Fire Access Roads.   

16.6.2   Street Policies 

Streets within MUVCs may be privately owned and 
maintained by parties other than the city. Streets 
within MUVCs shall, in general, conform to the 
Millennium GDP Standards and Specifications or as 
approved by the city. 

A TIS for public roads or accesses onto public streets, 
including internal traffic elements that impact public 
roads, shall be submitted to the city. All other internal 
private roads and traffic calming measures shall be 
waived from the requirements for the TIS. 

Traffic calming measures may be implemented within 
MUVCs as needed and as approved by the city. These 
may include, but are not limited to, mini-roundabouts 
or traffic circles, street narrowing, slower posted speed 
limits, and intersection bulb-outs. Private internal 
roundabouts may be considered “mini-roundabouts” 
and treated as traffic calming devices. 

16.6.3 Emergency and Utility Access  

The standards for emergency and utility access set 
forth in Section 7.9 shall apply in MUVCs unless 
otherwise approved by the Fire District. 

16.6.4 Site Triangles 

The standards for sight triangles set forth in Section 
7.13 shall apply in MUVCs with the following 
exception. 

In MUVCs, travel speeds will be restricted by the 
dense, urban nature of these developments. Modified 
sight triangles may be appropriate to respond to these 
conditions in order to achieve an active, animated 
streetscape, concentrations of outdoor uses, and an 
overall density of a use that is consistent with the intent 
of the MUVC. The Millennium DRC and the city are 
authorized to approve modifications to standard sight 
triangle criteria defined by the Millennium GDP 
Standards and Specifications as amended. 
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16.6.5 Perimeter Roadways 

The interface between MUVC’s and the surrounding 
areas is a critical juncture. MUVCs should exhibit 
their own culture and feel and they should transition 
well into the remainder of the community. Therefore, 
special attention should be given to the design of the 
edge where a MUVC adjoins the bordering public 
streets and where the primary access points enter the 
MUVC.  

The following standards apply to perimeter roadways 
and public access parkways. 

A. Shall be designed per the Millennium GDP 
Standards and Specifications unless otherwise 
approved by the city. 

B. Landscaping along perimeter roadways 
should be an extension or transition of the 
landscape concepts established or planned 
along the abutting public street. There should 
be a seamless connection across the property 
line to visually integrate the landscaping 
within the adjoining street right of way and the 
on-site landscaping at the perimeter of the 
MUVC  

Any parking lot adjacent to a perimeter roadway of the 
MUVC shall be screened as detailed in Section 6.17.  
Street lighting typical within the GDP (which may 
differ from the city standard) will be used for public 
perimeter roadways 
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16.7 SHARED COMMON AREAS 

An attractive public realm is a fundamental ingredient 
in the success of a MUVC. Open air and semi-enclosed 
public gathering spaces can act as central organizing 
elements in a MUVC. They can also help to shape the 
relationship between different uses and provide focal 
points and anchors for pedestrian activity. On-site 
amenities can create a strong image and unique 
character for a MUVC, making it a special place for 
the community. 

Shared Common Areas create an inviting image for 
customers, residents, visitors and employees, enhance 
the pedestrian environment and streetscape, and offer 
attractive spaces for people to gather, interact, rest, 
shop and eat, and contribute to the character of the 
MUVC. They can serve as venues for planned 
activities and be available for casual interactions and 
people watching when no events are scheduled. 

A minimum of one Shared Common Area must be 
provided within the MUVC for every 650,000 square 
feet of non-residential uses and may include a plaza, 
village green or park lawn. These shall be developed 
according to the following standards.  

16.7.1 Plazas 
A plaza is an accessible Shared Common Area that is 
predominantly paved. Specialty pavement such as  
brick pavers, colored or textured concrete, 
interlocking pavers, flagstone, and other similar high 
quality materials are encouraged to be the dominant 
pavement material. Plazas are ideal gathering spaces 
for medium-sized groups with high intensity 
activities. Plazas shall be a minimum of one third 
acre in size unless otherwise approved by the DRC 
and the City.  
(See Figures 16.7 a-c). 

 

Figure 16.7a Plazas 

 

Figure 16.7b Plazas 

 Figure 16.7c Plazas  
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16.7.2 Village Greens 

A village green is an accessible Shared Common 
Area that uses a combination of paved areas, 
landscaped areas and turf. Specialty pavement is 
encouraged. Village greens are ideal gathering spaces 
for large or medium sized groups with moderate to 
high intensity activities. Village Greens shall be a 
minimum of one half acre in size unless otherwise 
approved by the DRC and the City. (See Figures 16.7 
d-g). 

 

Figure 16.7d – Village Greens 

 

Figure 16.7e – Village Greens 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 16.7f – Village Greens 

Figure 16.7g – Village Greens 
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16.7.3 Park Lawns 

A park lawn is an accessible Shared Common Area 
that is predominately landscaped areas and turf. Paved 
areas are typically limited to the perimeter of the space 
to facilitate access. The use of specialty pavement is 
encouraged, but not necessary. Park lawns are ideal as 
informal gathering spaces and casual recreation. 
Typically, they are used by individuals or small groups 
of people for low intensity leisure activities. Park 
Lawns shall be a minimum of one half acre in size 
unless otherwise approved by the DRC and the City.   

(See figures 16.7 h-j). 

Figure 16.7h – Park Lawns 

Figure 16.7i – Park Lawns 

 

 

Figure 16.7j – Park Lawns 

16.7.4 Shared Common Area Pedestrian 
Amenities 

Shared Common Areas shall be designed to 
incorporate a rich assortment of amenities for 
shoppers, residents, visitors, and employees. The 
package of amenities should relate to the function of 
the open space. For example, a plaza designed as a 
children’s play area should include play equipment, 
benches and shade for observers, trash receptacles and 
recycling containers, and potentially a drinking 
fountain or water feature.  

Each Shared Common Area shall have a focal element 
such as a pavilion, clock tower, fountain, specimen 
tree, sculpture or similar. In some cases, the focal 
element may be a dominant architectural feature which 
is part of a signature building framing or occupying a 
portion of the Shared Common Area. To serve as the 
focal element, the feature must be visible and easily 
recognizable as a landmark for the public open space. 
It may be framed by a view corridor, placed on a high 
point, or visually related to major circulation routes in 
the area. 

At a minimum, Shared Common Areas shall also 
incorporate the following amenities: 

 Places to sit – either benches, movable tables and 
chairs, or seat walls. 

 Trash receptacles and recycling containers 

 Specialty pedestrian-scale lighting. 
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 Seasonal color such as annual flowers, hanging 
baskets of potted plants, banners, seasonal 
decorations or lighting. 

 Appropriate landscape plantings. 

 Bicycle racks. 

16.8 OPEN SPACE REQUIREMENTS 

16.8.1 Private Open Space 
Private Open Space requirements are listed in Table 6-
3 of this GDP.  

16.8.1 Allowable Private Open Space 
Elements 

Open space elements that may be included for the 
purpose of calculating Open Space in the MUVC 
include:  

A. Pedestrian plazas and entry courts, patios, 
outdoor gathering spaces; 

B. Pedestrian/transit facilities where they 
represent a bus stop area (smaller than 500 
square feet); 

C. Sidewalks, trails, seating areas, fountains, 
pools, and information/exhibit kiosks; 

D. Passive and active recreation areas; 
E. Environmentally Sensitive Areas and 

associated buffers; 
F. Detention areas, drainages, wetland water 

quality areas, ponds and irrigation ditches; 
G. Landscaped areas planted with living plant 

material.  Landscape materials shall be 
planted at a density that will cover 75% of a 
mulch bed within a 3-year period; 

H. Turf areas; 
I. Other similar uses as approved by the 

Millennium DRC and the City. 

16.9 LANDSCAPING 

Landscaping along streets within the MUVC shall 
consist of street tree plantings in raised planters, 
landscape beds, or within tree grates.  Street trees 
should be planted with a maximum spacing of 30’ 
along each side of the street unless building entries, 

utilities, driveways, intersections or other similar 
conditions create the need for something different. A 
consistent look will be achieved with species selection 
but large monocultures will be avoided to reduce the 
impact of disease and pests. 

Landscaping within plazas, village greens and park 
lawns must be designed to complement and enhance 
the functionality and experience of the space and 
surrounding area. 

The following sections regarding landscaping from the 
GDP will also apply: 

A. Section 6.11.4 I-25 Setback Treatment 
B. Section 6.13 Landscaping – introductory 

section only 
C. Section 6.13.1 – Landscape Design and 

Materials 
D. Section 6.13.4 – Retaining Walls 
E. Section 6.13.5 – Ownership and Maintenance 
F. Section 6.14 – Existing Vegetation 
G. Section 6.15 – Irrigation 
H. Section 6.16 – Internal Parking Lot 

Landscaping except that interim parking lots 
are exempt from this criteria. 

Only the sections listed above from Section 6 of this 
GDP shall apply. Those not listed do not apply to a 
MUVC. 

16.10 BUFFERYARDS 

Per Section 6.8.3 of this GDP, bufferyards are not 
required in a MUVC except along adjacent Perimeter 
Roadways. 

16.11 LIGHTING 

The MUVC may include a decorative fixture style for 
use along the streets within the MUVC that is different 
from the Millennium GDP’s standard street light. Any 
such fixture must be approved by the Millennium 
DRC and the city. 

Lighting criteria for MUVC’s is listed in Section 6.28 
of this GDP. 
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16.12 BUILDING STANDARDS 

To a large extent, the ambiance of the MUVC’s will 
be defined by the variety and quality of architecture 
the buildings exhibit. The architectural character 
should be authentic and timeless with visual variety 
and richness. It could be comprised of traditional and 
contemporary architectural expressions orchestrated 
in a pleasing, cohesive and complementary 
composition. The following criteria applies to both 
non-residential and residential uses. 

16.12.1 Architectural Characteristics 

The block pattern of the MUVC provides a framework 
for flexibility of uses and variety in architecture. A mix 
of multiple storied residential and employment 
buildings and parking structures may be built over 
time in a range of architectural styles. The varied styles 
should blend together to create a pleasing 
composition. Overall cohesiveness for the pedestrian 
will emanate from the design of the streetscape 
including paving material and patterns, street 
furniture, lighting, landscaping and signage. 

Architectural continuity, including exterior building 
materials and colors, around the building is critical. 
The ground floor of buildings along MUVC streets 
should be articulated to exhibit sufficient variation in 
color, texture, form and materials to create interest. 
Even though continuous storefronts and active retail 
uses are not required or expected throughout the 
MUVC, the façades should still be appropriately 
modulated and designed. Opportunities for ground 
floor transparency is desirable and encouraged. 
Parking garages at ground level, surface parking lots 
and service areas may be located along the street 
frontages. Plain, blank, featureless facades facing 
streets are not allowed. Upper stories of facades within 
the MUVC may be detailed to a lesser level but still 
complimentary in appearance to the ground floor if the 
building is an occupied structure. If the building is a 
parking garage, upper stories may be more simplistic 
in their design but will still be architecturally 
compatible through color, materials, etc. 

 

16.12.2 Parking Structures 

Dominant architectural or structural elements that 
form the façade of a parking garage that faces a street 
shall appear to be horizontal (not sloping with ramps 
internal to the structure) unless otherwise approved by 
the Millennium DRC and the city. Parked cars must be 
screened from view from streets by the facade of the 
parking garage. Parking garage facades should 
complement and blend with the architecture of the 
adjacent buildings. 

Vehicular entrances to parking garages should be 
appropriately signed from the street. The design of the 
parking garage should orient the major vertical 
circulation toward logical pedestrian access points to 
occupied buildings and pedestrian passageways. 
Lighting on open air top decks shall have internally 
located poles. Light poles are not allowed on perimeter 
walls. 

Figure 16.11a-d depicts facades of parking structures 
that are acceptable within the MUVC. 

 

Figure 16.11a ‐ Parking Structures: Where possible, screen 
with canopy and/or evergreen trees.  
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Figure 16.11b – Parking Structures: Simple, clean lines 

with a horizontal dominant design. 

 Figure 16.11c – Parking Structures: Enhanced corner stair 

tower and/or corner elements. Balanced pattern of 

horizontal and vertical panels.  

 

Figure 16.11d – Parking Structures: Vertical column façade 

approach.  

16.12.3 Applicability of Other GDP 
Criteria 

The architectural standards listed Section 8 from this 
GDP shall apply to buildings (excluding parking 
structures) within the MUVC: 

A. Section 8.4 Building Materials; 
B. Section 8.5.4 Facades; 
C. Section 8.5.5 Awnings; 

D. Section 8.6 Base Treatments except that 
contemporary style architecture is exempt 
from this requirement. 

E. Section 8.7 Roof and Top Treatments except 
that parking structures are exempt from this 
requirement. 

F. Section 8.9 Encroachments; 
G. Section 8.10 Building Massing/Scale 
H. Section 8.12 Temporary Uses/Structures. 

Only the sections listed above from Section 8 of this 
GDP shall apply. Those not listed do not apply to 
buildings in the MUVC. Sections 9 and 10 of this GDP 
shall not apply to residential uses in the MUVC. 

16.12.4 Primary Building Entries 

Primary building entries within the MUVC shall be 
clearly defined, providing greater visual and textural 
interest than the surrounding building wall. Textural, 
color and massing changes should provide visual 
interest and promote a “human scale” at the building 
entries. 

Architectural treatments that can be used to achieve 
the desired articulation of building entries include 
design elements that create a change in plane and 
design elements that create a change in appearance. At 
least one treatment of each type shall be employed at 
each primary building entry. Acceptable treatments for 
each type include: 

Change in Plane: 

 Canopies or overhangs. 

 Recesses or projections. 

 Arcades or porticos. 

 Arches. 

 Other features as approved by the Millennium 
DRC and the city. 

Change in Appearance: 

 Color change. 

 Texture change. 

 Material change. 
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 Architectural details such as tile work, moldings, 
columns and other similar features. 

 Other features as approved by the Millennium 
DRC and the city. 

16.12.5 Roof Top Decks and Gardens 

Roof top decks and gardens may be provided on 
buildings within the MUVC. 

These shared and/or private areas can provide 
dramatic gathering spaces for special events and 
leisure or recreational activities. Roof top decks and 
gardens should be designed to be safe, functional and 
attractive to users.  

Roof top space may be used for restaurants, bars, 
hospitality event function areas, pools and spas, 
gardens/green roofs or other similar    
purposes.  All roof top decks and gardens must be 
approved by the Millennium DRC and the city. 

16.12.6 Setbacks 

Setbacks are listed in Table 6-1 of this GDP. 

Setbacks do not apply to street furniture and character 
elements including planter walls, stoops, steps, café 
seating, fencing, driveways and alleys, sidewalks, 
Signs, bay windows, architectural elements, eaves, 
chimney’s, flues and ventilation ducts, utility lines & 
other similar items. These elements may be located 
adjacent to the building façade and within the setback 
area with a minimum through walkway area width of 
5’. 

16.12.7 Building Heights 

Maximum building heights for buildings are specified 
in Table 6-2 of this GDP. Mechanical penthouses, 
lightning protection, equipment screening, and similar 
appurtenances may extend above the roof of the 
highest floor by up to 16’. 

16.12.8 Public Transit Facilities 

Public transit facilities provide an additional 
transportation choice for shoppers, residents, visitors, 

and employees in the MUVC. Public transit facilities 
should be designed and operated to maximize the 
convenience of the transit rider to the extent 
practicable.  

16.12.9 Service Areas 

Any service area, loading dock, generators, trash 
containers and similar items must be enclosed and 
fully screened with building walls that match or are 
stylistically compatible with the architectural style of 
the remainder of the building. Minimum screen wall 
height shall be at least as tall as the objects being 
screened. Roofs on service areas are encouraged, but 
not required. Access to the service areas shall be 
provided via high quality, solid metal roll up or 
swinging doors (or equal) that blend with or match the 
surrounding building wall. No open service areas are 
allowed. 

 Service doors and emergency exits shall be designed 
to coordinate with the surrounding building wall, and 
be as inconspicuous as practicable. 

16.12.10   Mechanical Equipment, Utilities, 
and Communication Devices Screening 

All mechanical equipment, utilities, and 
communication devices, whether mounted on the roof, 
ground, or building walls, must be fully screened from 
view from the ground floor of adjoining properties, 
streets, and open space areas. Screening materials 
must be high quality and durable. Wood is not allowed 
as a screening material. 

Screening devices must be at least as tall as the 
equipment they are intended to screen and designed to 
match the associated building. They cannot appear to 
be “tacked-on” or added as an afterthought. All such 
screens shall be approved by the Millennium DRC and 
the city. 
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16.12.11   Vending Machine, Automatic 
Teller Machine, Cart Storage, 
Newspaper/Magazine Machine Screening 

Vending machines, automatic teller machines, 
newspaper/magazine machines, shopping carts, and 
other similar devices must be enclosed in alcoves of 
the main building or screened by solid walls that match 
the architectural style and materials of the main 
building. The alcove or screen must be sufficient to 
block open views of these devices from the street and 
public open space areas. If a freestanding screen wall 
is used, it must be constructed of high quality and 
durable materials. 

Wood is not allowed as a screening material. 
Screening devices must be designed to match the 
associated building. The Millennium DRC and the city 
shall approve all such screening solutions. Cart corrals 
in parking lots shall only be allowed for grocery stores 
or as specifically approved by the Millennium DRC 
and the city. 

16.12.12 Permanent Retail Sales, Food and 
Beverage Sales, Information and Customer 
Service Kiosks 

Small permanent structures of unique architectural 
character to provide places for retail sales, food and 
beverage sales, information and customer service help 
animate the streetscape and public realms (parks, 
plazas, village  greens and sidewalks). Inclusion of 
these types of structures is strongly encouraged within 
the MUVC. Plans must be included with the Site 
Development Plan submittal to be reviewed and 
approved by the Millennium DRC and the city or 
submitted separately at a later time. 

16.12.13 Temporary Retail Sales, Food and 
Beverage Sales, Information and Customer 
Service Facilities and Mobile Vendors 

Festivals, events, farmers markets and other such 
activities are critical to the vibrant community life of 
the MUVC. These events will take place within the 
public rights-of-way as noted earlier in Section 16.6.1 
and/or on public or private properties outside the 
public rights-of-way and will include a range of 
temporary facilities and mobile vendors. Temporary 

uses within the MUVC must obtain the appropriate 
city permits for special events and mobile vending in 
the public right-of-way. Temporary uses located on 
private property shall be exempt from Title 18 of the 
Municipal Code and shall be governed by the DRC.       

16.13 MUVC PARKING STANDARDS 

Parking poses one of the most difficult challenges for 
the design of MUVCs. Surface parking requirements 
can make it the largest user of land in a mixed use 
center, with significant impacts on overall layout, 
image, and marketability. Balancing these impacts is 
the need to very strategically phase in the construction 
of structured parking due to its huge financial cost. 
Throughout the life of the MUVC parking quantities, 
access, placement, and design must successfully work 
for the users of the center including drivers, 
pedestrians, and riders of alternative transportation 
modes. 

16.13.1 Parking Dimensions  

The standards for parking dimensions set forth in 
Section 7.15 and 7.15.1 shall apply in MUVCs. 
Parking dimensions for structured parking shall be 
approved as part of the overall design of the individual 
garage buildings. 

16.13.2 Compact Car Parking  

The standards for compact car parking set forth in 
Section 7.16 shall apply in MUVCs. 

16.13.3 Parking Ratios  

Shared parking arrangements are strongly encouraged 
in MUVCs. The mixed use nature of these 
environments is ideal for successful shared parking 
programs. The parking ratios detailed below shall 
serve as the baseline condition from which shared 
parking opportunities should be developed.  The 
standards for parking ratios set forth in Sections 7.17 
and 10.14 shall apply in MUVCs as the base standards 
for non-residential and multi-family residential uses 
respectively. 
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16.13.4 On-Street Parking  

In the MUVC, on-street parking is strongly 
encouraged and shall be used towards satisfying 
minimum parking requirements for both residential 
and non-residential development. 

16.13.5 Parking Reductions  

MUVCs have the potential to reduce parking demand 
through a variety of techniques. The fine-grained 
mixed use nature of the development should reduce 
standard vehicle trip generation rates when compared 
to conventional suburban development. In addition, 
shared parking arrangements, and access to alternative 
modes of transportation should further reduce parking 
demand. Parking reductions from the base standards 
are encouraged. Proposals for these reductions shall be 
prepared by specialized parking professionals and 
submitted at the Site Development Plan stage for 
approval by the Millennium DRC and the city. 

16.13.6 Motorcycle Parking  

The standards for motorcycle parking set forth in 
Section 7.19 shall apply in MUVCs. 

16.13.7 Interim Parking Lots  

Interim surface parking lots are common due to the 
phased development process for MUVCs. A balance 
is needed between making prudent choices for the cost 
of parking lot landscaping in temporary lots and the 
aesthetic considerations of reduced landscaping. A 
reduced structural pavement section for interim 
parking lots may be approved by the Millennium DRC 
and the city. Interim parking lots shall be maintained 
by the developer or owner of the property. 

A.  Interim Parking Lots Approved for 12 Months 
or Less 

Temporary parking lots required to stage existing 
parking needs during construction may be paved with 
all-weather material and do not require any landscape.  

B.  Interim Parking Lots Approved for Up To 5 
Years 

 Full perimeter landscaping shall be required for 
interim parking lots approved for up to 5 years 
old.  

 Interim parking lots may be in place for up to 5 
years. The typically required end islands and 
interior islands may be omitted. Lighting shall be 
installed to provide the required minimum lighting 
levels per Section 6.28.4. If the interim lot is not 
removed or redeveloped within 5 years, an 
extension of the interim use must be approved by 
the Millennium DRC and the City, or the lot must 
be modified to meet the intent of the landscaping 
standards set forth in Section 6.13 as approved by 
the Millennium DRC and the City. When applying 
for an extension of the interim use of a parking 
area the applicant must demonstrate progress 
toward replacing the lot with permanent uses such 
as a building, parking structure or public open 
space. Acceptable methods for demonstrating 
progress include providing a proposed 
construction schedule, evidence of an application 
for a building permit, or other similar 
documentation. 

16.13.8 Handicapped Access /Parking/ 
Signs  

The standards for handicapped access/ parking/signs 
set forth in Section 7.25 shall apply in MUVCs. 

16.13.9 Bicycle Parking  

The standards for bicycle parking set forth in Section 
7.26 shall apply in MUVCs. Shared bicycle parking 
arrangements are possible and shall be approved by 
the Millennium DRC and the city. 

16.14   SIGNAGE 

The Site Development Plan for the first phase of each 
MUVC may include a Planned Sign Program or a 
Planned Sign Program may be submitted separately at 
a later time. The submittal shall including placement 
area, dimensions, illumination, specifications, 
materials and colors of each sign type (wall, free 
standing, directional, temporary, etc.) All signage 
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within a MUVC must comply with the provisions of 
the applicable Planned Sign Program. 

16.15 DETENTION, DRAINAGE AND 
UTILITIES 

16.15.1 Detention and Drainage  

It is desirable to develop an overall Regional Drainage 
and Detention Master Plan for the MUVC district. 
Urban solutions not typical to the Millennium GDP 
Standards and Specifications may be appropriate in the 
more dense areas and will be reviewed and approved 
administratively by the city.  

16.15.2 Utilities  

Urban solutions not typical to the Millennium GDP 
Standards and Specifications may be appropriate in the 
mixed use areas and will be reviewed and approved 
administratively by the city. Options may include 
below grade electric vaults, water and gas meter 
centralized service areas, reduced widths for 
easements and other similar items.  
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