
AGENDA 

LARIMER COUNTY PLANNING COMMISSION 

Wednesday, May 18, 2016/6:30 P.M./Commissioners' Hearing Room 

 

A.  CALL TO ORDER 

 

B. PLEDGE OF ALLEGIANCE 

 

C. PUBLIC COMMENT ON THE COUNTY LAND USE CODE 

 

D. PUBLIC COMMENT REGARDING OTHER RELEVANT LAND USE MATTERS NOT ON 

THE AGENDA 

 

E. APPROVAL OF THE MINUTES FOR THE APRIL 20, 2016 MEETING. 

 

F.   AMENDMENTS TO AGENDA 

 

G. CONSENT ITEM: *Will not be discussed unless requested by Commissioners or 

    members of the audience. 

 

*1. DAY PLANNED LAND DIVISION/PLANNED DEVELOPMENT                #15-S3314 

 

Staff Contact:  Michael Whitley   Page 1   

 

 

H. ITEM: 

 

 2. LONGS PEAK FARM CONSERVATION DEVELOPMENT       #15-S3313 

 

Staff Contact:  Michael Whitley   Page 30  

 

 

I. REPORT FROM STAFF 

 

J. ADJOURN 

 

NEXT MEETINGS: Wednesday, June 01, 2016:  BCC/Planning worksession 

   Wednesday, June 15, 2016:  Planning Commission hearing 

 



 



 

*1. TITLE:   Day Planned Development/Planned Land 

Division & Appeals 

 

REQUEST:   A) Rezoning from R-1 – Residential to 

Planned Development and a Combined 

Preliminary and Final Planned Land 

Division of an 1.795-acre parcel into two 

single-family residential lots;  

 B) Appeals to Sections 8.14.1.H (Lot Depth 

to Width Ratio) and 8.14.1.R (Connectivity) 

of the Land Use Code 

 

LOCATION:   Section 36, Township 5 North, Range 69 

West of the 6
th

 P.M.; 4102 S. Garfield 

Avenue, Loveland; Located east of S. 

Garfield Road approximately 300 feet north 

of the intersection of 42
nd

 Street SE and S. 

Garfield Avenue 

 

APPLICANT:   Rob Persichitte  

 Intermill Land Surveying 

 1301 N. Cleveland Avenue 

 Loveland, CO  80537 

 

PROPERTY OWNERS:   Roger and Irene Day 

 4102 S. Garfield Avenue  

 Loveland, CO  80537 

   

 STAFF CONTACTS:   Michael Whitley, Planning 

  Clint Jones, Engineering 

  Doug Ryan, Health Department 

 

FILE #:   15-S3314 

 

NOTICE GIVEN: Posting in the officially designated area of 

the Larimer County Courthouse Offices no 

less than twenty-four hours in advance of 

the hearing. 

 

 

SITE DATA: 

 

 Parcel Number: 95363-00-014 

 Total Development Area: 1.795 acres 

 Existing Land Use: Single-Family Residence & Detached 

Accessory Living Area 



 

 Proposed Land Use: Existing Detached Accessory Living Area is 

proposed to become the primary residence 

on Lot 2   

 Existing Zoning: R-1 - Residential 

     

 Adjacent Zoning:  

  North and South: R-1 – Residential 

  West:  R-1 – Residential & I – Industrial  

  East:  C - Commercial 

 Adjacent Land Uses: Single-Family Residential & Commercial 

 Services: 

  Access: S. Garfield Avenue 

  Water:  City of Loveland 

  Sewer:  Berthoud  

  Fire Protection: Loveland Rural Fire Protection District 

 No. Trips Generated by Use: 20 trips per day 

 

 

PROJECT DESCRIPTION/BACKGROUND:  

 

The applicants propose to divide a 1.795-acre parcel that is zoned R-1 - Residential to create one 

additional residential lot.  The property currently contains a single-family home and a Detached 

Accessory Living Area.  The existing primary home would be on the proposed Lot 1 and the 

Detached Accessory Living Area would become the primary home on the proposed Lot 2.  

 

The property is located at 4102 S. Garfield Avenue, Loveland, which is approximately 300 feet 

north of the intersection of 42
nd

 Street SE and S. Garfield Avenue.    

 

Because the property is located in the Loveland Growth Management Area, the property must be 

divided through the Planned Land Division process.  A rezoning of the property to PD - Planned 

Development is required concurrently with the Planned Land Division.  

 

The minimum lot size in the current R-1 – Residential zoning district is 2.3 acres if a well or 

septic system is utilized and 0.23 acres if both public water and public sewer are utilized.  The 

property is currently served by City of Loveland water and Town of Berthoud sewer.  The 

proposed lot sizes are 1.028 acres and 0.57 acres.  

 

Both proposed lots would gain direct access to S. Garfield Avenue from existing driveways.  No 

new roads are proposed. 

 

The request includes appeals to Sections 8.14.1.H (Lot Depth to Width Ratio) and 8.14.1.R 

(Connectivity) of the Land Use Code 

 

 

 

 

 

 



 

REVIEW CRITERIA:  

 

Rezone to Planned Development 

To approve an amendment of the official zoning map to change the zone designation of a parcel, 

the County Commissioners must find the following conditions exist:  
 

A. The proposed change is consistent with the Master Plan;  

 

The subject property is located within Loveland’s Growth Management Area.  Within GMAs, 

the goal when rezoning property is to be consistent with the city’s adopted Comprehensive Plan. 

 

The City of Loveland’s Comprehensive Plan gives property within its GMA a land use 

designation.  The designation for the subject property is E – Employment.  Employment districts 

areas are intended campus-style employment centers and related commercial uses.  Up to 20% of 

the land area designated as Employment is allowed for residential uses with a density of up to 16 

dwelling units per acre.  

 

The City of Loveland provided referral comment.  Those comments did not address the 

proposal’s consistency with the Comprehensive Plan.  The proposal is consistent with the Master 

Plan.  

 

B.  The proposed change is compatible with existing and allowed uses on properties in 

the neighborhood and is the appropriate zoning for the property;  

 

The property is currently zoned R-1 - Residential. Surrounding properties are either zoned R-1, 

C – Commercial or I - Industrial.  The R-1 zone generally allows single-family residential 

development and the C – Commercial and I – Industrial  zoning districts allow a variety of non-

residential uses.   

 

The minimum lot size in the R-1 district is 2.3 acres if a well or septic system is used and as 

small as 0.23 acres if both public water and sewer are utilized. The proposed lot sizes are 1.028 

acres and 0.57 acres.  

 

There are a number of lots in the vicinity in the ranging from 0.33 acres to 18.66 acres. The lot 

sized proposed with the Planned Land Division would be compatible with the existing and 

allowed uses in the neighborhood.   

 

Because the property is in Loveland’s GMA, the proposed PD zoning is the appropriate zoning 

for the property if it is to be subdivided and further developed. 
 

 C.  Conditions in the neighborhood have changed to the extent that the proposed 

change is necessary;  

 

 The Larimer County Master Plan and Loveland Comprehensive Plan encourage urban 

development in the Loveland Growth Management Area.  The proposed rezoning is necessary to 

accomplish the proposed Planned Land Division and to set the minimum lot sizes for future land 

divisions. 
 



 

 D.  The proposed change does not result in significant adverse impacts on the natural 

environment;  

 

There are no floodplains, wetlands or wildlife habitats identified on the property.  The property 

is not in a wildfire hazard area and is in a low geologic hazard area.  The proposed change 

should not result in significant adverse impacts on the natural environment.   

 

 E.  The proposed change addresses a community need; and  

 

The long-term goals and objectives of the County’s Master Plan are to allow for urban 

development within the designated Growth Management Areas. The proposed rezoning is 

necessary before the subject property can be further divided and would facilitate the 

development of the property consistent with the Loveland Growth Management Area. 

 
 

 F.  The proposed change results in a logical and orderly development pattern in the 

neighborhood.  

 

This proposal appears to represent a logical and orderly pattern of development as it would be 

consistent with the existing zoning of the property and with the objectives of the Loveland 

Comprehensive Plan. 
 

 G.  In order to approve a rezoning to PD-Planned Development district, the subject 

parcel must be within a Growth Management Area overlay zone district or the LaPorte 

Plan Area or other adopted sub-area plan, and the County Commissioners must also find 

that the proposed land use type, density and intensity are consistent with the applicable 

supplementary regulations, if any, or with the LaPorte Area Plan or other adopted sub-

area plan; 

 

The property is within the established GMA Overlay Zone District for the City of Loveland. As 

proposed, the rezoning would be consistent with the plan for land use types and intensities in the 

area.  
 

H.  In order to establish or enlarge a GMA district, the County Commissioners must 

also find that the criteria in subsection 4.2.1.B.3 have been met.  

 

The subject request would not enlarge the existing GMA, thus this criterion would not apply to 

this application. 
 

I.  The County Commissioners may exclude or remove an area from an established 

GMA district boundary if they find one or more of the review criteria in subsection 

4.2.1.B.3 can no longer be met. 

 

The subject request would not propose to exclude any area from the established Loveland GMA 

boundary and therefore this criterion would not be applicable to this application. 

 

 

 

 



 

Planned Land Division 

 

To approve a Planned Land Division, the County Commissioners must consider the following 

review criteria and find that each criterion has been met or determined to be inapplicable: 

 

A.  The Planned Land Division complies with the applicable supplementary regulations 

of the GMA district, if any, or the LaPorte Area Plan or other adopted sub-area plan, as 

applicable. 

 

There are no County-adopted sub-area plans or supplementary regulations of the GMA district.   

 

When considering Planned Land Divisions, Larimer County evaluates how the proposed land 

division complies with the municipality’s adopted Comprehensive Plan.  In this instance, the 

City of Loveland’s designation for the subject property is E – Employment.  The proposal is 

consistent with the allowed uses and residential density allowances for the Employment district.  

 

B. The proposed Planned Land Division is compatible with existing and allowed land 

uses in the surrounding area; 

 

As discussed under review criterion B in the rezoning section of this report, the density proposed 

with this Planned Land Division is compatible with existing and allowed land uses in the 

surrounding area.  

 

C. The applicant has demonstrated that this project can and will comply with all 

applicable requirements of this Code; 

 

 The principal requirements for the review are located within Section 8 (Standards for All 

Development) of the Larimer County Land Use Code.  The initial comments on applicable Code 

requirements are summarized here. 

 

Section 8.1 Adequate Public Facilities 

Sub-Section 8.1.1 Sewage Disposal Level of Service Standards:  

 

The existing single-family home and Detached Accessory Living Area are currently served by 

one Town of Berthoud sewer tap.  The two lots will be served by separate sewer taps. 

 

Sub-Section 8.1.2 Domestic Water Level of Service Standards:   

 

The property is currently served by the City of Loveland’s public water supply.  The City of 

Loveland comments indicate that the lot split will require a new water service and water meter 

for the proposed Lot 2.   

 

Sub-Section 8.1.3 Drainage Level of Service Standards: 

 

Because no new development is proposed on the lots, the are no drainage concerns with this 

proposal.  

 

 



 

Sub-Section 8.1.4 Fire Protection & Emergency Medical Level of Service Standards:  

 

The Loveland Fire Rescue Authority’s comments indicate that emergency access to the existing 

residences appears to be adequate and recommend (but do not require) the installation of 

residential fire sprinklers.  The comments also indicate standards for address identification and 

visibility.  

 

Sub-Section 8.1.5 Road Capacity and Level of Service Standards:  

 

The property has frontage on S. Garfield Avenue which is classified as a major collector 

roadway.  The standard right-of-way width for a major collector is 100 feet (50-foot half right-

of-way) with an adjacent 14-foot wide drainage and utility easement.   The plat dedicates right-

of-way and includes an easement to satisfy those requirements.  

 

Section 8.6 Private Local Access Road and Parking Standards:   

 

Two parking spaces are required for each single-family residential home.  The existing parking 

available on each proposed lot meets this requirement.   

 

Section 8.7 Road Surfacing Requirements: 

 

No new streets are proposed to serve the newly created lot within the Planned Land Division.   

 

Section 8.13 Commercial Mineral Deposits:  

 

Notice of public hearings to mineral rights owners and leasees is not required for the creation of 

one additional lot. 

 

Section 8.14 Development Design Standards for Land Division: 

 

This section contains standards for lot location and configuration and for local roads within 

Planned Land Divisions and Subdivisions.   

 

The applicant has appealed Sections 8.14.1.H (lot depth-to-width ratio) and 8.14.1.R 

(Connectivity). The appeals are discussed later in this report.  

 

D. The County Commissioners have approved a rezoning of the land to PD – Planned 

Development; 

 

A concurrent rezoning to PD – Planning Development is being considered. 

 

E. The recommendations of referral agencies have been considered. 

 

The application was referred to a variety of agencies.  The responses received are attached to this 

report.   

 

F. Approval of the proposed Planned Land Division will not result in a substantial adverse 

impact on other property in the vicinity of the proposed Planned Land Division.  



 

 

No neighbors have expressed concerns about the proposed Planned Land Division. There do not 

appear to be adverse impacts associated with a division of this property at this location.   

 

APPEALS TO SECTIONS 8.14.1.H (LOT DEPTH-TO-WIDTH RATIO) AND 8.14.1.R 

(CONNECTIVITY) OF THE LAND USE CODE  

 

Section 8.14.1.H of the Land Use Code reads, “Lots can not exceed a depth-to-width ratio of 3-

to-1. Lots can not exceed a width-to-depth ratio of 1.5-to-1.” 

 

Section 8.14.1.R (Connectivity) of the Land Use Code reads, 

 All land divisions must be designed to permit the continuation of streets, roads, trails, pedestrian 

access, utilities and drainage facilities into adjacent property. The connection must provide a 

logical, safe and convenient circulation link for vehicular, bicycle and/or pedestrian traffic with 

existing or planned circulation routes to allow a neighborhood traffic circulation system and to 

improve emergency and service access. Particular attention must be given to access to 

destinations such as schools, parks and business or commercial centers. 

 

The review criteria for considering the appeals are found in Section 22.2.3 of the Land Use 

Code.   

 

A. Approval of the appeal will not subvert the purpose of the standard or requirement.   

 

The purpose of the lot depth-to-width ratio is to avoid lots that are narrow but deep.  The 

purpose of the connectivity standard is to provide for future road connections. 

 

The proposed lot depth-to-width ratio is 3.5-to-1.  Given that the deviation from the standard 

is minor and is necessary given the configuration of the existing parcel and buildings on the 

property, granting the appeal would not subvert the purpose of the standard. 

 

Given that surrounding properties are developed and there is no need for future road or 

pedestrian connections, granting the connectivity appeal would no subvert the purpose of the 

standard.  

 

B. Approval of the appeal will not be detrimental to the public health, safety or property 

values in the neighborhood.   

 

The Development Services Team concludes that approving the proposed appeals would not 

be detrimental to the public health, safety or property values in the neighborhood.    

 

C. Approval of the appeal is the minimum action necessary.   

 

The proposed appeals is the minimum action necessary to allow for the division of this 

property into two lots as proposed. 

 

D. Approval of the appeal will not result in increased costs to the general public.   

 

Approval of the appeals will not result in increased costs to the general public.  



 

 

E. Approval of the appeal is consistent with the intent and purpose of the Code.   

 

 Based on the analysis already made in this report, the Development Services Team’s  

assessment is that approval of the appeals is consistent with the intent and purpose of the 

Land Use Code which is fostering predictability in land development and establishing a 

process that efficiently and equitably applies the Code to individual sites while respecting 

property owner rights and the interests of Larimer County citizens. 

 

RECOMMENDATION:  Based on the overall review of this project, the Development Services 

Team recommends approval of the appeals.  

 

 

OTHER MAJOR CONCERNS AND ISSUES: 

 

There are no major concerns or issues that have not been addressed in the staff report.  

 

 

SUMMARY & CONCLUSIONS: 

 

The Development Services Team has no remaining items of concern and concludes the request 

complies with the Land Use Code requirements and objectives and the applicable review criteria. 

None of the reviewing agencies objected to this request, nor did Staff receive any objections 

from neighboring property owners about the proposed rezoning, land division or appeals.   

 

 

 DEVELOPMENT SERVICES TEAM FINDINGS (REZONING): 
 

1. The proposed change is consistent with the County Master Plan. 
 

2. The proposed change is compatible with existing and allowed uses on properties in the 

neighborhood and is the appropriate zoning for the property. 
 

3. Conditions in the neighborhood have changed to the extent that the proposed change is 

necessary. 
 

4. The proposed change will not result in significant adverse impacts on the natural 

environment. 
 

5. The proposed change addresses a community need. 
 

6. The proposed change results in a logical and orderly development pattern. 

 

DEVELOPMENT SERVICES TEAM FINDINGS (PLANNED LAND DIVISION): 
 

1. The Day Planned Land Division complies with the County Master Plan and the Loveland 

Comprehensive Plan; 

2. The Planned Land Division is compatible with existing and allowed land uses in the 

surrounding area;  



 

3. The Preliminary & Final plat for the Day Planned Land Division complies with all standards 

and technical requirements of the Land Use Code. 

4. The County Commissioners are concurrently reviewing a rezoning of the land to PD-Planned 

Development; 

5. The recommendations of referral agencies have been considered; and 

6. Approval of the proposed Planned Land Division will not result in a substantial adverse 

impact on other property in the vicinity of the proposed Planned Land Division. 

 

DEVELOPMENT SERVICES TEAM FINDINGS APPEALS TO SECTIONS 8.14.1.H (LOT 

DEPTH-TO-WIDTH RATIO) AND 8.14.1.R (CONNECTIVITY) OF THE LAND USE CODE 

 

1. Approval of the appeals will not subvert the purpose of the standard or requirement. 

 

2. Approval of the appeals will not be detrimental to the public health, safety or property values 

in the neighborhood. 

 

3. Approval of the appeals is the minimum action necessary. 

 

4. Approval of the appeals will not result in increased costs to the general public. 

 

5. Approval of the appeals is consistent with the intent and purpose of the Code.  

 

 

DEVELOPMENT SERVICES TEAM RECOMMENDATION:  

 

A) The Development Services Team recommends the Larimer County Planning Commission 

recommend to the Board of County Commissioners approval of the Day Planned 

Development/Planned Land Division and appeals to Sections 8.14.1.H & 8.14.1.R of the Land 

Use Code, File 15-S3314, subject to the following conditions:   

 

1. The Final Plat shall be consistent with the approved preliminary plan and with the 

information contained in the Day Planned Development/Planned Land Division, File 15-

S3314 except as modified by the conditions of approval or agreement of the County and 

applicant.  The applicant shall be subject to all other verbal or written representations and 

commitments of record for the Day Planned Development/Planned Land Division. 

 

2. The following fees shall be collected at building permit issuance for new single family 

dwellings: Thompson R-2J school fee, Larimer County fees for County and Regional 

Transportation Capital Expansion, Larimer County Community Park Fees (in lieu of 

dedication) and drainage fees.  The fee amount that is current at the time of building permit 

application shall apply.   

 

 

 

 



 

3. All habitable structures will require an engineered foundation system. Such engineered 

foundation system designs shall be based upon a site specific soils investigation.  The lowest 

habitable floor level (basement) shall not be less than 3 feet from the seasonal high water 

table.  Mechanical methods proposed to reduce the ground water level, unless it is a response 

after construction, must be proposed on a development wide basis.  

 

4. Passive radon mitigation measures shall be included in construction of residential structures 

on these lots.  The results of a radon detection test conducted in new dwellings once the 

structure is enclosed but prior to issuance of a certificate of occupancy shall be submitted to 

the Building Department.  As an alternative, a builder may present a prepaid receipt from a 

radon tester which specifies that a test will be done within 30 days.  A permanent certificate 

of occupancy can be issued when the prepaid receipt is submitted. 

 

B)  The Development Services Team recommends the Larimer County Planning 

Commission recommend to the Board of County Commissioners approval of the rezoning from 

R-1 –  Residential to PD - Planned Development, File 15-S3314, subject to the following 

conditions: 

 

1. The rezoning shall be effective upon the recordation of the final plat of Day Planned Land 

Division. 

 

2. The permitted uses, lot building and structure requirements, setbacks and structure height 

limitations for Molesworth Planned Development shall be as follows:  

Principal uses: 

Agricultural 

1. Apiary (R) 
 

Residential 

2. Group home (R) 

3. Group home for the aged (R) 

4. Group home for the developmentally disabled (R) 

5. Group home for the mentally ill (R) 

6. Single-family dwelling (R) 

7. Storage buildings and garages (R)—See section 4.3.2 
 

Institutional 

8. Child/elderly care center (S) 

9. Church (MS/S)—See section 4.3.4 

10. Congregate residence (S) 

11. Hospital (S) 

12. School, nonpublic (S) 

13. State-licensed group home (S) 
 

Accommodation 

14. Nursing home (S) 
 

https://www.municode.com/library/
https://www.municode.com/library/


 

Utilities 

15. Commercial mobile radio service (SP/S)—See section 16 
 

Industrial 

16. Oil and gas drilling and production (R) 

17. Small solar facility (R/PSP) 

  

B. Lot, building and structure requirements: 

1. Minimum lot size: 

a. 100,000 square feet (2.3 acres) if a well or septic system is used. 

 b. 21,780 square feet (0.5 acre) if public water and sewer are used. 

2. Minimum required setbacks: (If more than one setback applies, the greater setback  is 

required.) 

 a. Street and road setback (Refer to section 4.9.1 setbacks from highways, county 

 roads, and all other streets and roads.) The setback from a street or road must be 20 

 feet from the lot line, nearest edge of the road easement, nearest edge of right-of-way, 

 or nearest edge of traveled way, whichever is greater. 

 b. Side yards— 5 feet. 

 c. Rear yards—25 feet. 

 d. Refer to section 4.9.2 for additional setback requirements (including but not limited 

 to streams, creeks and rivers). 

3. Maximum structure height—40 feet. 

4. No parcel can be used for more than one principal building; additional buildings on 

 a parcel are allowed if they meet the accessory use criteria in subsection 4.3.10. 

https://www.municode.com/library/co/larimer_county/codes/code_of_ordinances?nodeId=PTIILAUSCO_4.0ZO_4.9SELORESTHE_4.9.1SEHICOROALOTSTRO
https://www.municode.com/library/
https://www.municode.com/library/
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