
 

 
 

Planning Commission 

Remote Meeting Instructions for August 10, 2021 Meeting 
 

 

No physical location, including the City Council Chambers, will be set up for viewing or participating in 

this meeting.  

 

Citizen Participation During Hearing  

 

Click the link below to join the virtual meeting. During the public hearing portion, use the Q&A or raised 

hand features at the bottom of the screen and you will be called upon to speak at the appropriate 

time. 

 

https://greeleygov.zoom.us/j/81768385787?pwd=bEY5Qys1cWhhV1F2Q05iQ1U2Q280UT09 
 

Passcode: 855566 
 

Livestream on YouTube: 

 

View a live stream of the meeting on the City of Greeley YouTube channel 

https://www.youtube.com/CityofGreeley.  

 

 

Other options for sharing public comments: 

 

E-mail – Submit to cd_admin_team@greeleygov.com 

All comments submitted by e-mail will be read into the record at the appropriate points during 

the meeting in real time. Comments can be submitted up to and throughout the meeting. 

 

Traditional Mail – Planning Commission, 1100 10th Street, Greeley, CO 80631 

All written comments must be received no later than the day of the meeting. Written comments 

received by mail will also be read into the record in real time. 

 

 

 

To download the agenda and agenda packet, click on the “Enter City Meeting Portal” button on the 

Planning Commission web page –  https://greeleygov.com/government/b-c/boards-and-

commissions/planning. You may also call the Planning office at 970-350-9780 if you have any other 

questions or require special accommodations to attend a virtual hearing. 
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Planning Commission Agenda - City of Greeley, Colorado 

 

 

Planning Commission 

 

August 10, 2021 at 1:15 PM 

Virtual via Zoom 

Agenda 

1. Call to Order 

2. Roll Call 

3. Approval of the Agenda 

4. Approval of July 20, 2021 Minutes 

5. Approval of July 27, 2021 Minutes 

6. Citizen Input 

7. PUD2021-0007: Public hearing to consider a request for a Final PUD (Planned Unit 

Development) for approximately 12.44 acres of property located west of 38th Avenue, 

east of 42nd Avenue and directly south of Greeley West Park, known as the Greeley 

West Multifamily PUD 

8. Staff Report 

9. Adjournment 
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City of Greeley, Colorado 

PLANNING COMMISSION PROCEEDINGS 

Special Meeting 

 

July 20, 2021 

 

I. Call to Order 

 

Chair Yeater called the remote meeting to order at 1:15 p.m. via the City’s Zoom 

platform.  

 

II. Roll Call 

 

The hearing clerk called the roll. 

 

PRESENT 

Chair Justin Yeater 

Commissioner Louisa Andersen 

Commissioner Erik Briscoe 

Commissioner Brian Franzen 

Commissioner Larry Modlin 

Commissioner Chelsie Romulo 

 

ABSENT 

Commissioner Christian Schulte 

 

III. Approval of Agenda 

 

Commissioner Andersen moved to approve the agenda. Commissioner Romulo 

seconded the motion. Motion carried 7-0. 

 

IV. Worksession: Code Update, Chapters 3, 4, 5 & 6 (Part II) and Chapter 13 

 

Presenter: Carol Kuhn, Chief Planner 

 

Ms. Kuhn explained the plan for discussion for the day, which was to go over 

high-level topics for each of the chapters. She advised that there has been a 

slight shift in the third set of chapters, but the overall schedule remains. Ms. Kuhn 

gave an overview of how the section maps show the relationship of the current 

code to proposed changes and reorganization.  

 

Ms. Kuhn started with Chapter 3 – Subdivision Standards – and discussed the key 

changes.  Commissioner Modlin asked if roundabouts should be found in the 

code. Ms. Kuhn explained that these would be found in the Streets Manual.  

Ms. Andersen expressed appreciation for alternative compliance options that 

are proposed. She also expressed value in the “this/not this” set of language and 

illustrations in the code, particularly in clarifying intent. 
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Ms. Kuhn presented Chapter 4 – Zoning Districts and Uses – and discussed the 

narrow focus of this chapter and the key changes. Among the changes are two 

new zoning districts options for Mixed Use, as well as others as outlined in the staff 

report. Most of Chapter 4 is a re-grouping and organizing of uses, with some 

minimal refining. 

 

Ms. Andersen noted the change of mobile homes to micro-housing and 

expressed support for that general approach. She asked about the specific 

intent of that zone district. Ms. Kuhn discussed the refinement of these being 

integrated into subdivisions. Brad Mueller, Department Director, discussed the 

relationship of micro-housing to the adopted Strategic Housing Plan. 

 

Chapter 5 – Residential Development Standards – was next introduced by 

Ms. Kuhn. She discussed the various key changes for this chapter, emphasizing 

an increase in the housing type options available and ensuring variety in housing 

to avoid monoculture of architecture and housing types in subdivisions. Garage 

size standards were increased slightly for typical suburban neighborhoods, but 

tightened in neighborhoods that are more dense and characterized by smaller 

lots. 

 

Chair Yeater asked about impermeable surface in the context of small lots, 

specifically if there is code that accounts for adequate runoff and detention. 

Ms. Kuhn indicated that the review process would account for those through 

engineering standards. She explained the role of the criteria manuals and the 

relationship of those to code. 

 

Commissioner Franzen asked if the diversity requirement in type and mix of 

housing type would limit market activity. Ms. Kuhn responded that this concept 

came out of the advisory committee conversations and that homebuilders in 

those settings likely only expressed support for this  if they see positive impacts in 

the community. Consultant Chris Brewster explained that the proposed amount 

and frequency of the proposed code is conservative enough to not create a 

burden in meeting that requirement. 

 

Commissioner Andersen asked about perimeter landscaping and fencing and 

commented that it created the necessity of some entity to maintain such as 

homeowner’s associations (HOA). Chair Yeater offered the observation that 

common areas often function as easements, and that having an HOA or similar 

creates accountability for keeping these areas nice and clean.  He also offered 

the opinion that common streets and arterials are better when there is 

neighborhood accountability.   

 

Mr. Brewster confirmed that what Commissioner Andersen described is not the 

intended outcome, adding that staff committed to looking at where unintended 

consequences could be created by the proposed code. He pointed to the 

alternative compliance as one safeguard against that. 

 

Commissioner Andersen spoke to the monthly cost of HOAs and common areas, 

and talked about the offset of amenities, such as on-site storage. Commissioner 

Briscoe agreed about the importance of sense of place, but felt that there have 

been changes in development technology over time discussing the role of scale 
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in modern development.  Chair Yeater expressed the function of these proposed 

criteria as minimum standards, pointing out the unanswered areas that occurred 

in the past without such standards, such as the back-of-fence area along 35th 

Avenue. Commissioner Andersen indicated that if affordable housing is a goal, 

some of these policies do not support it. Chair Yeater disagreed and observed 

that this a way to maintain minimum standards.   

 

Commissioner Romulo asked Mr. Brewster about a chart she recalled from past 

presentations showing housing types, and asked if it would beneficial to review 

that to see if those concerns are addressed. Ms. Kuhn showed the charts in 

question. Mr. Brewster restated his understanding of Ms. Andersen’s point as 

being a concern with an HOA being required of every project. In the case of 

micro-housing, it would be an expectation that there would be a common area 

manager out of necessity, though points about storage and similar would still be 

relevant. He thinks that the code provides options and would not necessarily 

require significant common area management.  

 

Commissioner Franzen and Chair Yeater shared ways they experienced or 

envisioned alternatives to HOAs. Commissioner Andersen discussed the goal 

sought, such as avoiding “ugly” back areas, and discussion about requiring each 

property owner to manage that. Chair Yeater described a challenge of trying to 

mow a back-of-fence location that was not accessible to the owner. 

Commissioner Modlin discussed the positive role of representation of owners in 

HOAs and metro districts.   

 

Commissioner Romulo asked about adding language into the alternative 

compliance section as a way to account for the non-HOA scenario. Mr. Brewster 

indicated that he felt that could be done, and that some may already in the 

draft.  

 

Chair Yeater asked whether there are alternatives to HOAs. Mr. Brewster shared 

a recent example he is familiar with where the detention requirement is in the 

plat, and that the owners are all responsible. The question was discussed about 

whether and how owners become aware of that.   

 

Chair Yeater asked for a straw poll on the code as it is currently proposed 

regarding these matters. A majority of commissioners expressed comfort with the 

current proposed language. 

 

Ms. Kuhn next reviewed Chapter 6, Non-Residential Design Standards – and 

discussed the key parts and changes associated with this topic and chapter.   

 

Commissioner Andersen asked about design standards for industrial buildings, 

citing the 40-90% transparency within a specific number of feet in the draft code 

in Table 24-66 on page 186 of the packet. There was discussion about the 

applicability of this to industrial. Mr. Brewster described the setback/gradual 

application of this, and the adjustment with the proposed versus current to have 

it relate to the entryway only. Examples of warehouses or a meat packing plant 

were discussed. 
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Comm. Briscoe expressed concern with the large massing of Leprino without any 

respect to giant walls. He cited Windsor’s recent examples of industrial buildings 

where this transparency standard similar to the proposed seems to be met with 

good effect. Commissioner Andersen said the nature of certain industries 

requires such buildings and did not want to stymie such construction. 

  

Chair Yeater asked if there is a desire to accept the current proposed language 

regarding the proposed transparency standards. A majority of commissioners 

expressed comfort with the language as proposed. Chair Yeater asked if there 

was any other discussion. Mr. Mueller thanked the Commission for their time and 

the special session.  

 

V. Adjournment 

 

With no further business before the Commission, Chair Yeater adjourned the 

meeting at 2:49 p.m. 

 

 

       ________________________________________ 

     Justin Yeater, Chair  

 

 

________________________________________ 

Becky Safarik, for Brad Mueller, Secretary 
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City of Greeley, Colorado 

PLANNING COMMISSION PROCEEDINGS 

 

July 27, 2021 

 

I. Call to Order 

 

Chair Yeater called the remote meeting to order at 1:15 p.m. via the city’s Zoom 

platform.  

 

II. Roll Call 

 

The hearing clerk called the roll. 

 

PRESENT 

Chair Justin Yeater 

Commissioner Louisa Andersen 

Commissioner Larry Modlin 

Commissioner Chelsie Romulo 

Commissioner Christian Schulte 

 

ABSENT 

Commissioner Erik Briscoe 

Commissioner Brian Franzen 

 

III. Approval of Agenda 

 

Commissioner Andersen moved to approve the Planning Commission and 

Zoning Board of Appeals agendas. Commissioner Romulo seconded the motion. 

Motion carried 5-0. 

 

IV. Approval of July 13, 2021 Minutes 

 

Commissioner Andersen moved to approve the minutes dated July 13, 2021. 

Commissioner Romulo seconded the motion. Motion carried 5-0. 

 

V. Public hearing to consider City of Greeley Water and Sewer Department Sanitary 

Sewer Master Plan and Water Transmission & Distribution Master Plan from 2018 to 

2021 

 

Presenters: Adam Prior, Chief Engineer, Water & Sewer 

         Sean Chambers, Director, Water & Sewer 

 

Adam Prior addressed the Commission and introduced Sean Chambers. 

Mr. Chambers described the issue before the Commission and discussed its 

importance to the long-range growth of the city. Mr. Prior explained the two and 

a half year process to integrate all three master plans and began the 

presentation by providing a background of the wastewater system as well as a 

map of the existing wastewater system master plan area.  
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Mr. Prior described the process to evaluate flow on individual interceptors, using 

nine permanent flow meters and two rain gauges that were monitored for 60 

days. Staff also evaluated demand projections using the existing model pushed 

into the future. Mr. Prior explained that the plan is to update the design criteria to 

match new standards. He added that non-residential flow was also calculated 

as well as groundwater infiltration and rain dependent infiltration and inflow, 

using a 5-year storm event in the modeling.  

 

Staff looked at the existing system under dry weather conditions and identified 

areas with potential issues along 47th Avenue based on existing sewer system 

capacity. A similar exercise under wet weather conditions identified seven 

potential issue areas that Mr. Prior highlighted. He identified areas that will 

continue to be monitored to determine any necessary future improvements.  

 

Mr. Prior presented several graphs showing flood events, flow, load and 

population from 1970 to 2020. He described how growth in the system was 

estimated and pointed out the location of existing developments that were 

incorporated into the master plans. Mr. Prior advised that staff also looked at the 

2018 Comprehensive Plan and worked with the Planning division to look at 

growth and determine how future developments might be zoned.  

 

Mr. Prior described the long-term project to accommodate sewer capacity to 

the year 2040. He presented a map showing buildout of the sewer system, 

adding that it will be necessary to add or replace major interceptors throughout 

the city to accommodate growth. He stated that staff looked at 5-year and 

20-year planned city capital improvement projects and presented a map 

showing the recommended capital improvements.  

 

Mr. Prior advised that there is an existing intergovernmental agreement between 

the city and the Town of Windsor. He added that staff had looked into taking 

water that flows from West Greeley to Windsor and bringing back to Greeley for 

treatment. It was determined that the additional lift stations, infrastructure and 

operational costs were deciding factors in taking chunks of water from west 

Greeley to the Windsor water treatment plant.  

 

Upon question by Chair Yeater, Mr. Prior advised that he would discuss the water 

treatment plant and its lifespan during the next presentation about water. He 

added that staff was not seeing increases in water demand due to efforts to 

convert potable demands to non-potable for irrigation. Mr. Prior stated that base 

flow in winter for water demand is approximately 12-14 million gallons per day 

that can peak as high as 46 million gallons per day in the summer. He noted that 

work continues with conservation groups to switch residents from potable to 

non-potable for irrigation. He noted that the 2003 master plan projected water 

demand of 100 million gallons per day by 2020 when, in fact, it is 46 million. 

Mr. Prior noted that the Bellvue Treatment Plant has a capacity of 35 million 

gallons per day and that Boyd Lake has a capacity of 38 million gallons per day, 

allowing for increased capacity. He noted that there is planning for the late 

2020s or early 2030s for additional capacity based on growth and need. 
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Commissioner Modlin asked whether the sewer plant has capacity to recycle 

potable water as well as non-potable. Mr. Prior responded that Greeley has the 

benefit of multiple non-potable irrigation ditches and the future plan is to use 

non-potable water from those ditches. He added that wastewater effluent could 

be exchanged with Poudre Ponds and can be used for non-potable purposes.  

 

Commissioner Schulte mentioned previous presentations where grey water was 

part of the discussion for flushing toilets and other uses. Mr. Prior stated that grey 

water was not considered, as toilet flushing is relatively low, adding that more 

benefit is derived from irrigation flows.  

 

Referring to a recent developer roundtable, Commissioner Andersen asked if 

there were any notes from that meeting that might summarize the questions and 

discussion that took place. Brad Mueller, Community Development Director, 

advised that there were not many questions posed and that there are no notes 

from the meeting.  

 

Moving to the next presentation about water, Mr. Prior provided a map of the 

water master plan area and highlighted existing pump stations, storage, 

distribution mains, transmission mains and lines coming from the Bellvue and 

Boyd water treatment plants. He described how the model was developed and 

presented a map showing the recommended capital improvements to 

accommodate long-term growth. He stated that staff also conducted a fire flow 

evaluation for future areas to ensure that pipes are of sufficient size.  

 

Mr. Prior summarized that the city has a robust distribution system without 

significant system deficiencies. He noted that areas with topographic challenges 

might require more detailed studies as they develop.  

 

Commissioner Modlin asked whether metropolitan districts would be required to 

install non-potable water sources for residential use. Mr. Prior advised that a final 

decision had not been made and that staff would want to bring that discussion 

through with proposed policy changes.  

 

Mr. Prior described the stakeholder engagement and community engagement 

processes and stated that staff collaborated with different municipalities and 

water districts to look into reducing infrastructure and costs. He noted that 

citizens were invited to an interactive workshop and that staff invited engineers, 

planners, developers and citizens to participate in a review of master plans and 

asked for comment and input. He advised that the next step is approval of the 

Wastewater Utility Plan, finalization of capital improvement plan budgets, and 

Master Plan acceptance by City Council in September, with the date of a non-

potable master plan to be determined.  

 

Chair Yeater opened the public hearing at 2:05 p.m. There being no comments, 

the public hearing was closed at 2:05 p.m. 
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Commissioner Andersen moved that, based on public comment, the project 

summary and accompanying analysis, the Planning Commission recommends to 

City Council adoption of the enclosed 2021 Wastewater Collections 

Infrastructure Master Plan and 2021 Water Distribution Infrastructure Master Plan 

and incorporation of the same by reference as an amendment to the 2018 

Comprehensive Plan. Commissioner Schulte seconded the motion.  

 

Commissioner Schulte thanked Water & Sewer staff for their hard work on this, 

adding that it was very important for the city. Commissioner Modlin added that it 

was well thought out and one of the best presentations for future growth since 

he has been on the Planning Commission. Motion carried 5-0.  

 

VI. Public hearing to consider amendments to Title 24 of the 2021 Greeley Municipal 

Code to adopt Chapters 3-6 and 13 

 

Project: Development Code Update 

Case No.: CU2021-0005 

Presenter: Carol Kuhn, Chief Planner  

 

Ms. Kuhn addressed the Commission and introduced the final amendments to 

Title 24 of the Greeley Municipal Code, describing each chapter and the key 

revisions. She referenced a memorandum provided to the Commission before 

the hearing including a revised table 24-5-4 in Chapter 5. Ms. Kuhn advised that 

notice of the hearing was published in the newspaper, drafts of the revisions 

were posted on the city website, and referrals were sent to surrounding 

communities for comment. Staff recommended approval and Ms. Kuhn noted a 

proposed motion in the staff report.  

 

Commissioner Andersen asked whether there was any update about addressing 

items added to the punch list and the timeline for further discussion and possible 

addition to the new Code language. Ms. Kuhn responded that she believed the 

punch list items would be addressed during the next phase of the Code update 

and deferred to Mr. Mueller. Mr. Mueller confirmed that a punch list with several 

items from Planning Commission discussions is being maintained. He added that 

once the Code is adopted by City Council, staff planned to bring those items 

back to Planning Commission at a worksession to discuss further.  

 

Referring to the Residential Development Standards and a notation that fences 

“shall be constructed” of various materials, Commissioner Andersen expressed 

that it seemed to be too specific, restrictive and that the option of wrought iron 

fencing seemed to be outdated. She asked that consideration be given to 

deleting that portion or revise the language. She also asked about the 

prohibition of chain link fences and asked whether other chain link fences 

throughout the city had been grandfathered in. Mr. Mueller advised that any 

fencing currently in place, if done within the guidelines of the current Code, is 

grandfathered in. He suggested adding Commissioner Andersen’s concerns 

about fencing to the punch list.  

 

Chair Yeater opened the public hearing at 2:29 p.m. There being no public 

comment, the public hearing was closed at 2:29 p.m. 
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Commissioner Andersen raised a minor point of discussion regarding the timeline 

for City Council adoption. She noted the first reading on August 17 and asked 

whether there would be a public hearing at that time. Ms. Kuhn advised that at 

the August 17 meeting, the Council public hearing would be set for September 7. 

Commissioner Andersen asked whether the September 7 meeting would be 

considered second reading. Ms. Kuhn advised that in this instance, the meetings 

will be broken into three steps: first reading on August 17, a public hearing on 

September 7 and second/final reading on September 21 to adopt all code 

chapters. Mr. Mueller advised that the public hearing and second reading 

meetings do not necessarily need to take place at the same time. Upon 

question by Commissioner Andersen, Mr. Mueller stated that the punch list items 

would be brought back to Planning Commission for discussion at worksessions 

following final adoption by Council. Ms. Kuhn stated that staff planned to begin 

a series of Planning Commission worksessions after October 1 to go through the 

punch list items. Mr. Mueller added that if any items determined by Planning 

Commission should be brought back to Council for consideration, they could be 

brought back in the future as separate Code updates.  

 

Commissioner Andersen sought to ensure that Council receives feedback from 

citizens and the Planning Commission and asked how often and in what format 

City Council receives information regarding discussions at Planning Commission 

meetings and worksessions. Upon further question, Mr. Mueller advised that 

Council receives copies of Planning Commission minutes. Commissioner 

Andersen again expressed concerns about philosophical questions raised at last 

week’s special meeting and asked how she could be assured that Council will 

receive the information and questions raised, especially regarding affordable 

housing. Chair Yeater requested to address the item at hand. Commissioner 

Andersen was reluctant to move forward and approve the matter before 

addressing the philosophical questions raised at the previous worksession.  

 

Assistant City Attorney, Michael Axelrad requested the floor and was recognized 

by Chair Yeater. Mr. Axelrad noted that last week’s special meeting was a 

worksession and upon question by Mr. Axelrad, Ms. Kuhn confirmed that the 

items on the agenda today were discussed at the special meeting/worksession 

last week. Mr. Axelrad advised that this is the Planning Commission’s opportunity 

to consider the ramifications of the items being proposed, adding that if the 

Commission votes and decides to pass along a recommendation of approval to 

City Council, any comments made during the process will be included in the 

Council packet. He stated that it is important to make sure that every 

commissioner has a full chance to air any concerns about the substance of the 

proposed ordinance. Mr. Mueller added that the punch list items identified 

would be included in Council packets so that they are made aware. Chair 

Yeater stated his understanding that a recommendation by the Planning 

Commission today and later adoption by City Council can still be cleaned up at 

a later date with another Code update. Mr. Mueller acknowledged that to be 

the case, adding that discussions would be memorialized in the minutes.  
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Commissioner Andersen asked whether the discussions would be included in the 

staff report or limited to the minutes presented to Council prior to September 7. 

Mr. Mueller stated that the minutes would be part of the Council packet. 

Specifically, Commissioner Andersen asked whether the philosophical discussion 

about affordable housing would be addressed in the staff report. Ms. Kuhn 

advised that it would be captured in the minutes that are part of the Council 

agenda packet. Commissioner Andersen explained that in the previous week, 

she had an opportunity to refine her thoughts about requiring homeowner’s 

associations (HOA) for new developments. She stated that the fees were similar 

to charging rent in addition to a house payment that made it more difficult for 

homeowners to put more money toward equity. Commissioner Andersen 

expressed that including this in the Code denies the missing middle that is being 

encouraged. Mr. Mueller provided assurance that Commissioner Andersen’s 

concerns would be captured in the minutes. Chair Yeater expressed 

appreciation for Commissioner Andersen’s sentiments and offered another point 

of view by stating that HOAs protect homeowners’ property values and offer 

another level of protection and regulation that might go beyond the city Code. 

He added that the Commission would have an opportunity to address the issue 

in the future as a punch list item. Mr. Mueller advised that it was not currently on 

the punch list, but could be added.  

 

Commissioner Schulte sought to clarify that minutes of Planning Commission 

proceedings will be provided to Council prior to September 7. Mr. Mueller 

advised that either draft or signed minutes would be provided. Ms. Kuhn added 

that one of the reasons the schedule was adjusted was to provide time to create 

minutes and provide an adequate record for Council. Commissioner Andersen 

asked whether there was an opportunity to write a dissent. Ms. Kuhn advised that 

it could be done through the motion and follow-up discussion. Chair Yeater 

requested to vote on the update. Commissioner Andersen again expressed 

concern as she has problems with Chapter 5 and was not sure how to leave that 

out of a proposed motion. Chair Yeater asked another member to make the 

motion. 

 

Commissioner Romulo moved that, based on the project summary and 

attached drafts of Chapters 3-6 and 13, including the revised table in 24-5-4 in 

Chapter 5, the Planning Commission finds that the proposed revisions to 

Chapters 3-6 and 13 are consistent with the City’s Comprehensive Plan and are 

necessary and appropriate in meeting the intent of the Comprehensive Plan 

and to clarify administration of the Development Code. Planning Commission 

recommends that the City Council adopt Chapters 3-6, including the revised 

table 24-5-4 in Chapter 5, and 13 of Title 24 as shown in Attachments A, C, E, G 

and I. Commissioner Modlin seconded the motion.  

 

During discussion, Commissioner Andersen requested to pull Chapter 5 from the 

motion to meet the intent of providing affordable housing as stated in the 

Comprehensive Plan. As a point of order, Mr. Axelrad noted that a motion was 

on the table and that Commissioner Andersen had proposed a second motion 

to exclude one chapter being forwarded to Council. He advised that the 

appropriate procedure would be for a motion to consider Commissioner 

Andersen’s request, take a vote, and then return to the original motion made by 

Commissioner Romulo. Mr. Mueller stated that, alternatively, the Commission 
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could informally consider the motion proposed by Commissioner Andersen and 

see if there is a second. Chair Yeater considered Commissioner Andersen’s 

discussion as a motion and asked whether there was a second to the motion. 

There being none, the motion failed.  

 

The motion posed by Commissioner Romulo carried 4-1, with Commissioner 

Andersen voting against the motion. 

 

VII. Staff Report 

 

Mr. Mueller asked to present the staff report following the Zoning Board of 

Appeals meeting and noted that the 2nd quarter odor report was included in the 

packet. 

 

VIII. Adjournment 

 

With no further business before the Commission, Chair Yeater adjourned the 

meeting at 2:59 p.m. 

 

 

       ________________________________________ 

     Justin Yeater, Chair  

 

 

________________________________________ 

Becky Safarik, for Brad Mueller, Secretary 
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August 10, 2021 

Key Staff Contact:  Kira Stoller, Planner II, (970) 336-4050 

Title: 

PUD2021-0007: Public hearing to consider a request for a Final PUD (Planned Unit 

Development) for approximately 12.44 acres of property located west of 38th Avenue, 

east of 42nd Avenue and directly south of Greeley West Park, known as the Greeley 

West Multifamily PUD 

 

Summary: 

The applicant is seeking approval for a Final PUD Plan and plat for the Greeley West 

Multifamily PUD. The Preliminary PUD for the subject site was approved by City Council 

on December 1, 2020. At that time, the applicant proposed a multifamily development 

with a variation of standards that differ from the base Development Code regulations, 

but which encourage innovative design and incentivize usable open space. The 

applicant’s Final PUD Plan proposes changes to some of the building locations and 

landscape areas due to utility considerations, while still maintaining the multifamily use 

and overall intent of the Preliminary PUD. A corresponding final plat is being processed 

in conjunction with the PUD, in order to dedicate additional right-of-way along 38th 

Avenue. 

 

Recommended Action: 

Based on the application received and the preceding analysis, the Planning 

Commission finds that the proposed Greeley West Multifamily Final PUD and plat is in 

compliance with the Development Code and consistent with the Preliminary PUD, and 

therefore approves the request. 

 

Attachments: 

Planning Commission Staff Report 

Attachment A – Vicinity Map 

Attachment B – Applicant Narrative 

Attachment C – Final PUD Plan 

Attachment D – Final Plat 

Attachment E – Traffic Study Summary 
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PLANNING COMMISSION SUMMARY 

 

ITEMS: A Final PUD (Planned Unit Development) & plat for a multifamily 

development in the Greeley West Multifamily PUD 

 

FILE NUMBER: PUD2021-0007 

 

PROJECT: Greeley West Multifamily Final PUD 

 

LOCATION: West of 38th Avenue, east of 42nd Avenue and directly south of Greeley 

West Park 

   

APPLICANT: Sam Coutts of Ripley Design, on behalf of McWhinney Real Estate 

Development  

 

CASE PLANNER: Kira Stoller, Planner II 

 

PLANNING COMMISSION HEARING DATE:   August 10, 2021 

 

PLANNING COMMISSION FUNCTION: 

Review the proposal for compliance with Sec. 24-673 of the City of Greeley Development Code and 

approve, approve with conditions, table the application for future consideration, or deny the request. 

            

 

EXECUTIVE SUMMARY 

The City of Greeley is considering a request from Sam Coutts of Ripley Design, on behalf of McWhinney 

Real Estate Development, for a Final PUD and plat, on approximately 12.44 acres of property located west 

of 38th Avenue, east of 42nd Avenue and directly south of Greeley West Park (see Attachment A – Vicinity 

Map). 

 

A. REQUEST 

The applicant is requesting approval of a Final PUD Plan and corresponding plat for a multifamily 

development, known as the Greeley West Multifamily PUD (Attachment B – Applicant Narrative). 

 

B. STAFF RECOMMENDATION 

Approval 

 

C. LOCATION 

Abutting Zoning: 

North: R-L (Residential Low Density) 

South: PUD (Gateway Park) 

East: PUD (Gateway Park) 

West: R-M (Residential Medium Density) & PUD (Virginia Hills South) 
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Surrounding Land Uses: 

North: Greeley West Park 

South: Vacant land 

East: Multi-family housing 

West: Single & multi-family housing 

 

Site Characteristics: 

The subject site is approximately 12.44 acres in size. The property has not been previously developed, 

aside from an oil and gas operation, which was abandoned in the last few years. The site is currently 

vacant, apart from a small number of trees that are scattered across the property. 

 

D. BACKGROUND 

The subject site was originally part of the Grapevine Annexation, which was approved and zoned as 

PUD (Planned Unit Development) in 1981 (Case No. Z 4:81). The conceptual PUD (Case No. Z 9:81) 

allowed for “Tech Industry” uses and the Final PUD (Case No. Z 8:82) approved the site for oil and 

gas development. A number of PUDs have existed on the property overtime and most recently the site 

was governed by two different approvals, due to a change in the alignment of 24th Street. Approximately 

5.25 acres on the northwest portion of the property was governed by the Gateway Park PUD, which 

was established in 1985 (Case No. Z 3:83). This PUD designated the subject site as being for residential 

uses of varying densities (10 to 30 dwelling units per acre). The remaining approximately 7.19 acres of 

the site was governed by the Centerplace PUD that was approved in 2000 (Case No. PUD 16:00). The 

Centerplace Preliminary PUD designated the subject site for high density multifamily uses, which 

allows for all uses permitted in the R-H (Residential High Density) zone district. The current code states 

that high-density residential development typically contains a gross density of 10 to 20 dwelling units 

per acre. The corresponding Final PUD was approved in 2002 and platted the subject site as a tract, but 

did not further outline any use or design regulations (Case No. PUD 2:02). 

 

The applicant previously submitted a rezone (Case No. ZON2020-0007) and Preliminary PUD (Case 

No. PUD2020-0006) to establish one cohesive PUD plan for the subject site. Both cases were approved 

by the City Council on December 1, 2020, and established a new PUD known as the Greeley West 

Multifamily PUD. The Preliminary PUD established a mix of residential, commercial and institutional 

allowed uses, as well as limited industrial uses. The applicant proposed a multifamily development on 

the subject site, with a maximum density of 25 dwelling units per acre or 311 total units. The 

Preliminary PUD was approved with a variation of standards that differ from the base Development 

Code regulations, which encourage innovative design and incentivize usable open space. For instance, 

the usable open space is 10% more than what the code requires, in exchange for increased density. To 

help transition from the existing single-family development northwest of the subject site, any buildings 

fronting 42nd Avenue would be limited to a height of 30 feet, while the remaining structures would be 

allowed a maximum elevation of 45 feet and reduced setbacks are supplemented by enhanced 

landscaping along the streetscapes. 

 

The applicant is now requesting approval of a Final PUD to develop the site with multifamily housing. 

They are proposing 304 dwelling units or a density of 24.44 units per acre, within eight (8) three-story 

apartment buildings and two (2) two-story buildings designed to resemble townhomes. There would 
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also be seven (7) detached garages and a clubhouse available for the residents. All the buildings would 

remain under one ownership and be accessed from an internal drive aisle that connects to both 38th 

Avenue and 42nd Avenue. The PUD plan also proposes a number of outdoor amenities including a pool, 

hot tub, fitness areas, playground, dog park, barbeque areas, farmer’s market plaza and amphitheater 

style seating. In total, 60% of the site’s open space is usable, and the applicant is also proposing three 

pedestrian connections to Greeley West Park, which is situated directly north of the project (see 

Attachment C – Final PUD Plan). A corresponding final plat is being processed in conjunction with 

the PUD, in order to dedicate additional right-of-way along 38th Avenue (see Attachment D – Final 

Plat). 

 

E. APPROVAL CRITERIA 

The review criteria found in Sec. 24-673 of the Greeley Development Code shall be used when 

considering a Final PUD approval request. 

 

Is the Final PUD Plan substantially in compliance with the approved Preliminary PUD plan? 

 

Staff Comment:  The applicant’s Final PUD Plan maintains the intent of the Preliminary PUD that 

was approved in December of 2020. The proposed use of the subject site would 

remain multifamily and the overall unit count and density of the project falls within 

the maximum allowance designated in the Preliminary PUD. The location of the 

buildings and drive aisle shifted slightly in the northeast corner of the property due 

to utility considerations, but overall the site layout is consistent with the previous 

plan. The height and setbacks of the buildings would also align with the maximums 

outlined within the Preliminary PUD. The usable open space provided on the 

property is 10% more than the base code standard of 50%, in accordance with the 

requirement that was established in the Preliminary PUD. Additionally, the overall 

open space proposed would be 4% greater than what the Preliminary PUD 

required. The plant types and quantities within some of the proposed landscape 

enhancement areas were revised from the Preliminary PUD approval due to a 

conflict with the location of an existing stormwater main, however, the same level 

of screening would still be achieved with these changes. Additional details 

regarding the aforementioned standards are noted in the table below. 

 

 Preliminary PUD Final PUD 

Proposed Use Multifamily residential Multifamily residential 

Maximum Unit Count/Density 311 units/25 per acre 304 units/24.44 per acre 

Open Space 30% 34% 

Usable Open Space 60% of total open space 60% of total open space 

Maximum Building Height 45’ internal to site & 30’ 

along 42nd Ave 

Up to 42’ internal to site 

& 26’ along 42nd Ave 

 

F.  PHYSICAL SITE CHARACTERISTICS 

1. SUBDIVISION HISTORY 

The subject site was originally platted as a portion of Tract C of the Centerplace Subdivision on 

December 16, 2002 (rec # 3015394). The 12.44 acre property is currently identified as Lot 1 of 
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OTG at Centerplace, which was recorded on September 15, 2014 (rec # 4045666). The proposed 

final plat associated with this Final PUD is known as Greely West Multifamily Subdivision and the 

subject site would be designated as Lot 1A. 

 

2. HAZARDS 

An abandoned oil and gas facility impacts the subject site and a 50 foot setback from the abandoned 

well has been designated on the PUD plan to protect the surrounding development. Staff is unaware 

of any other hazards on the property. 

 

3. WILDLIFE 

The subject site is not located within an area of ecological significance. However, there are 

numerous prairie dogs burrow holes on the property. The applicant hired a pest and wildlife 

company to conduct a site survey and no animals were observed, but the property will be inspected 

again prior to construction and if any prairie dogs are found they would need to be relocated or 

humanely removed by the developer. 

 

4.  FLOODPLAIN 

The property is not located within any flood zones. 

 

5. DRAINAGE AND EROSION 

The property would be graded to drain in a similar manner to the existing conditions, with water 

generally flowing from southwest to northeast. Stormwater would be directed to three rain gardens 

that are proposed on the northeast and northwest corners of the site to provide water quality 

treatment. Thereafter, water would be conveyed to a storm pipe, which would release flows to 

Greeley West Park, directly north of the proposed development. No stormwater detention is 

planned with the project, as sufficient capacity already exists within the neighboring park. 

 

6. TRANSPORTATION 

The subject site has frontage along 38th and 42nd Avenues and one point of direct access to the 

development is proposed on each of these existing roadways. Greeley-Evans Transit (GET) 

provides service to the area along 38th Avenue, 24th Street (east of the site) and Centerplace Drive. 

The proposed multifamily project necessitates widening 38th Avenue to accommodate a left turn 

lane into the development, as well as bike lanes on either side of the road. This requires the 

dedication of additional right-of-way, which is being dedicated with a corresponding final plat. 

 

A traffic study (see Attachment E - Traffic Study Summary) evaluating the short-term and long-

term traffic impacts of the proposed project was submitted as part of the Final PUD application. 

Based on this analysis, the proposed multifamily development is expected to generate 1,600 trips a 

day at full buildout. It is anticipated that most of the site traffic would utilize 38th Avenue, however 

an estimated 160 additional vehicles per day would use 42nd Avenue, up from the current figure of 

800. In the next 20 years the traffic along 42nd Avenue could reach 1,670 vehicles per day, which 

still falls well within the roadway’s appropriate level of traffic (no more than 3,500 vehicles per 

day) for a minor collector. The southbound left turn lane at 38th Avenue and Centerplace Drive is 

projected to operate at a level of service (LOS) E during afternoon peak hours, however the 
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additional traffic is not sufficient to warrant signalization of the intersection at this time. This 

intersection is expected to be signalized by 2040 though. The City’s Traffic Engineer reviewed the 

traffic study and did not have any concerns. 

  

G.  SERVICES 

1. WATER 

The City of Greeley provides water services to the area. The applicant intends to make two 

connections to existing water lines in order to serve the proposed development via a water main 

loop, which would run along the outer drive aisles of the site. One connection would be made to 

the water main in 24th Street (located east of the subject site) and a second connection would be 

made to a water main in 42nd Avenue. 

 

2. SANITATION 

The City of Greeley provides sanitary services to the area. The sewer service is proposed to connect 

to the existing main in 24th Street. The sewer line would be routed from 24th Street through the site 

and provide an eight (8) inch stub to the southwest, as well as a twelve (12) inch stub to the south. 

 

3. EMERGENCY SERVICES 

The property is served by the City of Greeley's Police and Fire Departments. Fire Station #5 is 

located along 47th Avenue, less than one mile west of the subject site. 

 

4. PARKS AND OPEN SPACES 

No public parks or regional open space areas are proposed as part of this request. However, the 

project would require some off-site improvements within Greeley West Park to upgrade an existing 

storm drain. This work may disturb an established wetland, which the applicant would be 

responsible for revegetating and reconstructing to an equal or better condition than currently exists. 

While cash-in-lieu for parkland dedication does not apply to this project, because the site was 

previously platted, the applicant would still be required to provide Park & Trail Development 

Impact Fees. 

 

5. SCHOOLS 

No schools are proposed or located on the subject site. The site is served by Meeker Elementary 

School, Brentwood Middle School, and Greeley West High School. Because the subject site was 

previously platted, no land dedication or cash-in-lieu for schools was required for the project. 

 

H. NEIGHBORHOOD IMPACTS 

1. VISUAL  

The applicant has proposed enhanced landscaping along 38th and 42nd Avenue to account for 

reduced setbacks. Additionally, the buildings proposed along 42nd Avenue would be limited to a 

maximum height of 30 feet, to limit the visual impact to the existing neighbors. 

 

2. NOISE 

Any potential noise created by future development would be regulated by the Municipal Code. 
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I.  PUBLIC NOTICE AND COMMENT 

Letters regarding the public hearing for the proposed Final PUD were mailed on July 22, 2021, to 

property owners within 500 feet of the site. Notice signs were posted on the site on July 29, 2021. 

Public notice was also published in the newspaper on August 4, 2021. No comments have been received 

to date, August 4, 2021. 

 

J.  MINERAL ESTATE OWNER NOTIFICATION 

The applicant mailed the required notice regarding the initial public hearing for the proposed PUD to 

all mineral rights owners on July 9, 2021. Staff received no corresponding inquiries to date, August 4, 

2021. 

 

K. PLANNING COMMISSION RECOMMENDED MOTIONS 

 Based on the application received and the preceding analysis, the Planning Commission finds that the 

proposed Greeley West Multifamily Final PUD and plat is in compliance with the Development Code 

and consistent with the Preliminary PUD, and therefore approves the request. 

 

ATTACHMENTS 

Attachment A – Vicinity Map 

Attachment B – Applicant Narrative 

Attachment C – Final PUD Plan 

Attachment D – Final Plat 

Attachment E – Traffic Study Summary 
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!EXISTING ZONING POD 

NET 

NET AREA 534,6E14 SF (12.27 AC) 

TOTAL DWELLING UNITS 304 

NET DENSITY 24.77 DU/AC 

GROSS AREA 541,523 SF (12 44 AC) 

TOTAL DWELLING UNITS 304 

GROSS DENSITY 24.44 DU/AC 

GROSS 

RIGHT-OF-WAY (ROW) TO BE DEDICATED 

TYPE AREA (SF) 

PLATTED ROW 7,139 

TOTAL 7,139 

RECREATIONAL AMENITY BREAKDOWN 

REQUIRED AMENITY REQUIREMENT PROVIDED CREDITS 

PLAYGROUND 1000 SF 2360 SF TOTAL 2 

CLUBHOUSE 2000 SF 7000 2 

PLAZA DECK 1000 1000 

TOTAL PROVIDED 5.0 
TOTAL REQUIRED PER GREELEY 
DEVELOPMENT CODE 24-1061(eX4) 
AS AMENDED 

DWELL/NG UNIT BREAKDOWN 

UNIT TYPE: DWELLING UNITS TOTAL BEDROOMS % (DU) 

STUDIO 36 36 12% 

ONE BEDROOM 147 147 48% 
TWO BEDROOM 112 224 37% 

THREE BEDROOM 27 3% 

TOTAL 304 434 100% 

BICYCLE PARKING 

RATIO PROVIDED REQUIRED 

MULTI FAMILY SPACE PER DWELLING UNIT 154 152" 

PROVIDED REQUIRED 

STANDARD SPACES 469 

GARAGE BUILDING SPACES 41 

TOWNHOUSE GARAGE SPACES 10 

517 

SURFACE ACCESSIBLE 
PARKING 11 

GARAGE BUILDING ACCESSIBLE 
PARKING 
TOTAL 531 528 

VICINITY MAP 
GREELEY WEST MULTIFAMILY 

FINAL PUD 
LOT 1 OTG AT CENTERPLACE 

12.44 Acres 
PROJECT NUMBER: PUD2021-0007 

PHASING NOTES SCALE 1".1500'  LEGAL DESCRIPTION 
LOT 1 OTG AT CENTER PLACE RECORDED SEPTEMBER 15.2014 AS RECEPTION 
NO. 4045666 OF THE RECORDS OF WELD COUNTY AND BEING SITUATE WITHIN 
THE SOUTHEAST QUARTER (5E1/4) OF SECTION FOURTEEN (14), TOWNSHIP FIVE 
NORTH (T.5N.), RANGE SIXTY-SIX WEST (R.86W.) OF THE SIXTH PRINCIPAL 
MERIDIAN (6TH/ P.M.), CITY OF GREELEY, COUNTY OF WELD, STATE OF 
COLORADO. 

GREELEY WEST 
MULTIFAMILY 

I. OFFSITE IMPROVEMENTS SHALL BE COMPLETED WITH THE RESPECTIVE DEVELOPMENT 
FOR WHICH THEY SERVE. 

2. 36TH AVENUE RIGHT-OF-WAY IMPROVEMENTS, INCLUDING THOSE REQUIRED BY FINAL 
TRAFFIC STUDIES, SHALL BE COMPLETED UPON THE DEVELOPMENT OF LOT 1. 

SAID DESCRIBED PARCEL OF LAND CONTAINS 12.44 ACRES, MORE OR LESS 
AMENDMENTS 
1. AMENDMENTS TO THIS PUD ARE ALLOWED UNDER THE PROVISIONS PROVIDED IN GREELEY 

MUNICIPAL CODE SEC. 24-675 AS AMENDED, WITH THE EXCEPTION Of THE FOLLOWING: DESIGN INTENT SHEET INDEX FINAL PUD 
THE DESIGN INTENT FOR GREELEY WEST MULTIFAMILY FINAL PUD IS TO CREATE THE 
OPPORTUNITY FOR A TRANSITIONAL LAND USE TO DEVELOP BETWEEN THE SUBURBAN 
CHARACTER SURROUNDING GREELEY WEST PARK TO THE URBAN COMMERCIAL CHARACTER 
FOUND ALONG CENTERPLACE DRIVE. THIS GOAL IS ACHIEVED BY MOVING THE DENSITY AWAY 
FROM THE NORTHWEST CORNER OF THE SITE. 

1.1 IN ORDER FOR TtiE CITY TO CONSIDER A PROPOSED PUD AMENDMENT, THE 
APPLICANT SHALL PROVIDE WRITTEN NOTICE Of THE PROPOSED AMENDMENT TO ALL 
PROPERTY OWNERS WITHIN THE PUD BOUNDARY. 

Sheet Number SHEET TITLE 

 

COVER 

2 SITE PLAN 

3 FINAL OVERAL LANDSCAPE PLAN 

4 FINAL LANDSCAPE PLAN ENLARGEMENT 

5 FINAL LANDSCAPE PLAN ENLARGEMENT 

6 FINAL LANDSCAPE PLAN ENLARGEMENT 

7 FINAL LANDSCAPE PLAN ENLARGEMENT 

a FINAL LANDSCAPE PLAN ENLARGEMENT 

9 FINAL LANDSCAPE PLAN ENLARGEMENT 

10 LANDSCAPE NOTES AND DETAILS 

11 LANDSCAPE NOTES AND DETAILS 

12 LANDSCAPE NOTES AND DETAILS 

13 TREE MITIGATION 

14 BUILDING A PERSPECTIVES 

15 BUILDING A ELEVATIONS 

16 BUILDING A ELEVATIONS 

17 BUILDING B PERSPECTIVES 

18 BUILDING B ELEVATIONS 

19 BUILDINGS ELEVATIONS 

20 BUILDING C PERSPECTIVES 

21 BUILDING C ELEVATIONS 

22 BUILDING C ELEVATIONS 

23 BUILDING D PERSPECTIVES 

24 BUILDING D ELEVATIONS 

25 BUILDING D ELEVATIONS 

26 BUILDING E PERSPECTIVES 

27 BUILDING E ELEVATIONS 

25 BUILDING F PERSPECTIVES 

29 BUILDING F ELEVATIONS 

30 CLUBHOUSE PERSPECTIVES 

31 CLUBHOUSE ELEVATIONS 

32 CLUBHOUSE ELEVATIONS 

33 GARAGE AND TRASH ENCLOSURE 

34 GARAGE XL ELEVATIONS 

35 ACCESS. GARAGE ELEVATIONS 

36 MAINTENANCE GARAGE 

37 SITE PHOTOMETRICS 

38 LIGHTING DETAILS 

39 LIGHTING DETAILS 

GREELEY CO 

PREPARED BY 

OIL AND GAS NOTES USABLE OPEN SPACE IS A KEY COMPONENT OF THIS PUS AS THE SHIFT IN DENSITY TO THE 
SOUTH WILL REQUIRE MORE OUTDOOR RECREATION. THE OUTDOOR AMENITIES PROVIDED ARE 
HELD TO A HIGH STANDARD OF QUALITY, WITH MANY DIFFERENT PROGRAMMATIC OPTIONS FOR 
RESIDENTS TO ENJOY. THE PLAN ALSO ENCOURAGES WATER-WISE LANDSCAPE DESIGN WITH 
BUFFERS AND ENHANCED LANDSCAPE/STREETSCAPE DESIGN. 

1 THIS SITE CONTAINS EXISTING OIL AND GAS FACILITIES AND INFRASTRUCTURE. THE 
EXISTING WELL ON LOT 1 HAS BEEN CAPPED AND ABANDONED AND REQUIRES ASS-IT 
SETBACK TO ALL INHABITABLE STRUCTURES. 

2. THIS SITE INCLUDED APPROVALS FOR SEVEN (7) OIL AND GAS WELLS ON THE NORTHERN 
PORTION OF LOT 1. THESE WELLS WERE NEVER INSTALLED AND DO NOT CURRENTLY EXIST. 

BUILDING HEIGHT RESTRICTION ALONG 42ND AVENUE IN EXCHANGE FOR AN INCREASED HEIGHT 
LIMIT ON THE REST OF LOT 1. INCREASED USABLE OPEN SPACE REQUIREMENTS ARE PROVIDED 
IN EXCHANGE FOR SMALLER SETBACKS, AND HIGHER DENSITY AND HEIGHT LIMITS. ENHANCED 
LANDSCAPE AND STREETSCAPE ARE PROVIDED WHERE SETBACKS ALONG RIGHTS-CIF-WAY HAVE 
BEEN REDUCED IN ORDER TO CREATE MORE ATTRACTIVE PEDESTRIAN EXPERIENCE. 

riployLogrp 3. THIS SITE CONTAINS EXISTING OIL AND GAS FLOWLINES. FLOWLINES SHALL BE LOCATED, 
ABANDONED AND/OR REMOVED PER STATE REGULATIONS PRIOR TO THE ISSUANCE OF ANY 
BUILDING PERMIT. 

BUILDING TYPE BREAKDOWN 
LAND PLANNER 

MAX BUILDING 
DWELLING UNITS BUILDING HEIGHT 

HEIGHT 
DENSITY BUILDING It ELEVATION TYPE RIPLEY DESIGN INC. 

Sam Coutts. PLA 
419 Canyon Ave. Suite 200 
Fort Collins, CO 80521 
p.970.224.5428 

CLUBHOUSE 25, 9' 45, 0" 
2 A 45 37-6" 45, 0" 
3 45 A 39, 6" 45, 0' 

4 36 41"-8" 45, 0" 

5 30 41"-B" 45, 13.  

24 APPLICANT 41, 11" 45, 0" 

35 41, 8" 45, 13' MCWHINNEY 
Natalie Dustman 
11300 Mame Stmet, Suite 200 
Denver, CO 90202 
0 303 309 4837 

38 41, 8' 45, 0' 

36 41, 8" 45, 0' 
10 5 30, 0" 

11 25, r 5 30, 0" 
REQUIRED OPEN SPACE 

  

REQUIREMENT AREA (SF) 

NET AREA 

 

534,584 

REQUIRED OPEN SPACE 30% OF NET AREA 160,405 
REQUIRED USABLE OPEN SPACE 60% OF REQUIRED OPEN SPACE 96,243 

PROVIDED OPEN SPACE 

 

AREA (SF) % OF NET AREA SF OVER REQUIREMENT 

COMMON OPEN SPACE 174839 32.662 14,234 

USABLE OPEN SPACE 97117 18.163 874 

CENTRAL GREEN  
CLUBHOUSE) 

(LESS 
73020 13.657 

 

WESTERN COURTYARD 9257 1.731 

 

TOWNHOME COURTYARD 4106 0.769 

 

DOG PARK 3400 0.636 

 

EAST LAWN 533 0.156 

 

DETENTION AREA' 6501 1.216 

 

BUILDING COVERAGE 130769 24.457 

 

PARKING/ACCESS DRIVES 174291 32.597 

 

WALKWAYS 54965 10.284 

 

NET AREA 534,684 

  

GARAGE 1 ACCESSIBLE GARAGE 12, 0-

 

12, 0' ARCHITECT 
GARAGE 2 STANDARD GARAGE 12, 0" 12, 0' SIGNATURE BLOCKS STUDIO PRA 

Kim Payne 
1575 Gilpin Sews( 
Denver. CO 80218 
p. 303.5922904 

GARAGE 3 STANDARD GARAGE a 12, 0" 17-0-

 

GARAGE 4 STANDARD GARAGE THIS FINAL PLANNED UNIT DEVELOPMENT (PUD) HAS BEEN REVIEWED AND FOUND TO 
BE COMPLETE AND IN ACCORDANCE WITH THE CITY OF GREELEY DEVELOPMENT CODE 
REGULATIONS AND IS IN SUBSTANTIAL CONFORMANCE WITH THE APPROVED 
PRELIMINARY PLANNED UNIT DEVELOPMENT. 

GARAGES STANDARD GARAGE 17-0" 12, O" 

GARAGE 6 STANDARD GARAGE 12, 0" 

GARAGE 7 XL GARAGE 12, 0" 12, 0" 
ENGINEER 

MAINTENANCE 
BUILDING 

(PRINT CORPORATIONiLLC NAME) 

BY, 

TITLE: 

DATE, 

MAINTENANCE BUILDING 11, 11" NORTHERN ENGINEERING 
Andy Reese 
3015 Howes St 4100 
Fort Collins, CO 80521 
p. 970 588 9403 

DESIGN STANDARDS 

  

45, X, EXCEPT FOR THOSE 

  

BUILDINGS WHICH FRONT 

 

BUILDING HEIGHT 42ND AVENUE, IN WHICH CASE 

  

HEIGHT SHALL BE LIMITED TO 

  

30, 0* 

   

PRINCIPLE BULIDNG 20, 0" 

 

COLLECTOR STREET ROW 
(38Th AVENUE) ACCESSORY BUILDING 25-0" 

  

PARKING 10, 0" 

  

PRINCIPLE BUILDING 20, 0* 

 

COLLECTOR STREET ROW 
(42ND AVENUE) 

ACCESSORY BUILDING 2534).  

SETBACKS 

 

PARKING 20, 0" 

PRIVATE PROPERTY LINE 
PRINCIPLE BUILDING 25, 0" 

 

ACCESSORY BUILDING 15, 0" 

 

(INTERIOR/SIDE  LOT LINE) 

  

PARKING 10, 0" 

 

PUBLIC OPEN SPACE PRINCIPLE BUILDING 130, 0" 

 

(ALONG GREELEY WEST ACCESSORY BUILDING 60, 0° 

 

PARK) 
PARKING 10, 0" 

ATTEST. 
OWNER 

SECRETARY/TREASUREE GILBERT COMMERCIAL LAND LLLP 
6811/n190 Way 
Castle Rock. CO 80108 

ACCEPTED BY. 
COMMUNITY DEVELOPMENT DIRECTOR DATE 

PLANNING COMMISSION APPROVAL 

APPROVED BY THE CITY OF GREELEY PLANNING COMMISSION, 

THIS DAY OF 20 

• 75% OF MAN MACE DETENTION/RETENTION POND AREA SHALL BE COUNTED AS USABLE OPEN SPACE PER GREELEY 
DEVELOPMENT CODE 24-1022(LX5) AS AMENDED 

TOTAL SF 966B 
85100 796501 SF OF USABLE OPEN SPACE 

NORTH 
ORIGINAL SIZE 24X36 CONSTRUCTION MUST BE IN ACCORDANCE WITH APPLICABLE CITY OF GREELEY 

CONSTRUCTION STANDARDS. THE CITY'S ACCEPTANCE SHALL NOT RELIEVE THE 
DESIGN ENGINEER'S RESPONSIBILITY FOR ERRORS, OMISSIONS, OR DESIGN 
DEFICIENCIES FOR WHICH THE CITY IS HELD HARMLESS 

ISSUED 
No. DESCRIPTION DATE 
01 FINAL PUO - 1ST SUBMITTAL 02/11/2021 
52 FINAL PU - 200 SUBMITTAL 04/29/2021 
53 DESIGN DEVELOPMENT 06104/2021 
54 FINAL PUD 360 SUBMITTAL ACCEPTED BY  

ENGINEERING DEVELOPMENT REVIW/CIVIL DATE 
INSPECTIONS MANAGER 

061012021 
os FINAL PUD - 4TH SUBMITTAL 08/02/2021 

REVISIONS 
Na. DESCRIPTION DATE 
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COVER 

SEAL: 

REQUIRED BICYCLE SPACES ARE CALCULATED PER GREELEY DEVELOPMENT CODE 241101 
304 DWELLING UNITS X S = 152 

• REQUIRED PARKING SPACES ARE CALCULATED PER GREELEY DEVELOPMENT COOP 24-1090 
STUDIO: 250 1.25 •E SPACES 
1 BEDROOM 147 AID SPACES . 2203 SPACES 
2 BEDROOM.  112 X 175 SPACES. 196 SPACES 
3 BEDROOM: 9 X 2 0 SPACES =10 SPACES 

TOTAL .460 
GUEST =460 X 10% 48 SPACES 
TOTE. REQUIRED = 52B SPACES 

PROJECT No.. 
DRAWN MY 
REVIEWED BY. 

DRAWING NUMBER: 

1 OF 39 26
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¾ ¿ À Á ÂÃ Ä Å Æ Ç Á È ¿ Ã
É ¿ Ã Ã Æ Ã Ê Ë Ã Á ¾ Ì À ¿ Í

ÎÏÐÑÒÓÔ ÕÖ×Ø ÙÚÛ ÜÝÞßàÒÓÔ ÕÏ×Ø ÙÚÛ Ü

¾ ¿ À Á ÂÃ Ä Å Æ Ç Á È ¿ Ã

Ã á â Á ¾ â Ä Éã Ã Ä Å Ã Ã á â Á ¾ â Ä É¾ ¿ À â Æ
ä å æç è éÃ À Ã

ê è æç è éÈ Ã
ä å æç è éÃ À Ãä ê æç è é

ë ì æ ç è éí æç è é

ë ì æç è é í æç è é

í æç è éë ì æ ç è é
ë ì æ ç è éí æç è é í æç è éë ì æç è é

ë î æ ç è é À Å Å Ã Á Á Ç ¿ Êï Æ ð É Á Ã ¾ ï À Å Í
ë è æ ç è é Ã À Á Ã ñ Ã Ä ¾ò Ì À ¿ Í â Ä ÉÁ Ã ¾ ï À Å Í

ë î æç è éÀ Å Å Ã Á Á Ç ¿ Êï Æ ð É Á Ã ¾ ï À Å Íë è æç è é Ã á Á ¾ È Ã
ä è æç è éÃ á Á ¾ È Ã

ä î æ ç è é Ã á Á ¾ Á ¾ Ç ¿ ñÁ Ã Ë Ã ¿ Ã À Á Ã ñ Ã Ä ¾ñ Ç Ä È ñ Ã Ä ¾ Á â É Ä
ä è æ ç è é Ì ¿ â Ä Å â Ì Æ Ãï Æ ð É Á Ã ¾ ï À Å Íë è æç è éÃ Á ñ ¾ ¿ ë î æ ç è é¿ ä î æ ç è é ¿ ë î æç è é

¿ ä î æ ç è é¿ ä î æç è é¿ ë î æ ç è é¿ ë î æç è é
ï â Í Ã Å À ¿ Ãñ À â Ä ¾ Ã Ä À Ä Å Ãï È â Æ ð â Ä É

ä å æç è éÃ À Ãä å æç è éÃ À Ã
ä å æç è éÃ À Ã

¾ ¿ À Á ÂÃ Ä Å Æ Ç Á È ¿ Ã

Ã Ä Â À Ä Å Ã ðÅ ¿ Ç Á Á Ë À Æ ÍÃ Ä Â À Ä Å Ã ðÅ ¿ Ç Á Á Ë À Æ Í Ã Ä Â À Ä Å Ã ðÅ ¿ Ç Á Á Ë À Æ Í
¿ î è æç è éÀ ï À Ä ð Ç Ä Ã ðË Ã Æ Æ Á Ã ¾ ï À Å Í

å æ Ë â ð Ã Ë À Æ Íó ¾ Ê Ìô
å æ Ë â ð ÃË À Æ Íó ¾ Ê Ìô

å æ Ë â ð ÃË À Æ Íó ¾ Ê Ìô å æ Ë â ð ÃË À Æ Íó ¾ Ê Ìô

å æ Ë â ð ÃË À Æ Íó ¾ Ê Ìô
å æ Ë â ð ÃË À Æ Íó ¾ Ê Ìôå æ Ë â ð ÃË À Æ Íó ¾ Ê Ìô

Ì Ç ¾ Ã Ä ¾ â À Æñ Ç Ä È ñ Ã Ä ¾ Á â É ÄÆ Ç Å À ¾ â Ç Ä Á ó ¾ Ê ÌôÀ ¾ ¾ À Å Â Ã ðÇ Ä Ã ç Å À ¿É À ¿ À É Ãó ¾ Ê Ìô

ä å æç è éÃ À Ã

ä è æ ç è é ð Ã

ë î æç è é ð Ã

ä è æç è éÃ Ä Ì â Ã

ë è æç è éÃ á Á ¾ È Ã

Ë À ¾ Ã ¿ õ È À Æ â ¾ Ê ¾ ¿ Ã À ¾ ñ Ã Ä ¾ó ¿ Ãö Å â ÷ â Æ ø ì î ùÀ ¿ Ã À ¾ Ç Ë À ¿ ð Á È Á À ï Æ Ã Ç Ì Ã Ä Á Ì À Å Ã úë è æ ñ â Ä ô Ì À ¿ Í â Ä É Á Ã ¾ ï À Å Í

Ì È ð ï Ç È Ä ð À ¿ Ê À Ä ðÃ á Á ¾ ¿ô Çô ËôÄ Ã Ë Ë À Æ Íë ë æç è é ¿ô Çô Ëô ð Ã ð â Å À ¾ â Ç Ä

å æ Å Ç Ä ÅË À Æ Íó ¾ Ê ÌôÁ Ã À ¾ â Ä É À ¿ Ã À
Å Â À ¿ Å Ç À Æ É ¿ â Æ Æ Á¾ Ç Ë Ä Â Ç ñ ÃÅ Ç È ¿ ¾ Ê À ¿ ðø ûó ë è å Á ã È Á À ï Æ ÃÇ Ì Ã Ä Á Ì À Å Ã ú ï â Í Ã ¿ À Å Í ø ìç Á ¾ À ¾ â Ç Ä úó ¾ Ê Ìôä è æ ç è éÃ Ë Ã

ä è æç è éÃ Ä Ì â Ã

ä è æ ç è éÃ Ë Ã
ä å æ ç è éÃ À Ã ä è æç è éÃ Ë Ã

ê è æç è éÈ Ã

ï â Í Ã ¿ À Å Íø ìç Á À ¾ â Ç Ä ú ó ¾ Ê Ìô ê è æç è éÈ Ã

¿ ä î æ ç è é
ð ¿ À â Ä À É Ã Ã Á ñ ¾

ä ê æç è éÃ À Ã

ð Ç É Ë À Á ¾ Ã Á ¾ À ¾ â Ç Ä ó ¾ Ê Ìô

Å Æ È ï Â Ç È Á Ãø ì è è è Á ã úä Å ¿ Ã ð â ¾ Á
Ì Æ À Ê É ¿ Ç È Ä ðø ä ê å è Á ã úä Å ¿ Ã ð â ¾ Á ú

Ì Æ À ü À ð Ã Å Íø ë è è è Á ã úë Å ¿ Ã ð â ¾ ú

í æç è é

í æ ç è é
Ì Ç Ç Æ

¿ Ã ¾ À â Ä â Ä É Ë À Æ Æ¿ Ãö Å â ÷ â Æ ï ï õ À ¿ Ã À ã À ¿ ñ Ã ¿ æ Áñ À ¿ Í Ã ¾Ì Æ À ü À

Ë À ¾ Ã ¿ õ È À Æ â ¾ Ê¾ ¿ Ã À ¾ ñ Ã Ä ¾ó ¿ Ãö Å â ÷ â Æ

¾ ¿ À Á ÂÃ Ä Å Æ Ç Á È ¿ Ã¾ ¿ À Á ÂÃ Ä Å Æ Ç Á È ¿ Ã¾ ¿ À Á ÂÃ Ä Å Æ Ç Á È ¿ Ã
ä è æç è éÃ Ä Ì â Ã

ä å æ ç è éÃ À Ã

ä å æç è éÃ À Ã
ä å æç è éÃ À Ã

ä å æç è éÃ À Ãê è æ ç è éÈ Ã

ê è æ ç è éÈ Ã ä å æç è éÃ À Ã

ë è æç è é Ì À ¿ Í â Ä É Á Ã ¾ ï À Å Í

ë î æ ç è é Ì À ¿ Í â Ä ÉÁ Ã ¾ ï À Å Í
å è æç è é ï È â Æ ð â Ä ÉÁ Ã ¾ ï À Å Í í æ ç è é í æç è é

¿ ä î æ ç è é ¿ ä è æç è é
ë ì æç è éí æ ç è é

í æç è éë ì æç è éí æç è é

ê è æç è éÈ Ã

ë è æç è é Ì À ¿ Í â Ä É Á Ã ¾ ï À Å Í

í æ ç è é í æ ç è é
í æç è éë ì æ ç è é

ä è æç è éÈ Ã Ë Ã Á ¾ Ã ¿ Ä Å Ç È ¿ ¾ Ê À ¿ ðø íó ä î ì Á ã È Á À ï Æ Ã Ç Ì Ã Ä Á Ì À Å Ã ú
Å Ã Ä ¾ ¿ À Æ É ¿ À Á Áø ì ê ó è ä è Á ã È Á À ï Æ ÃÇ Ì Ã Ä Á Ì À Å Ã ú

ð Ç É Ì À ¿ Í ø ê û è è Á ãÈ Á À ï Æ Ã Ç Ì Ã Ä Á Ì À Å Ã ú
ï È â Æ ð â Ä É ë

ï È â Æ ð â Ä É ä

ï È â Æ ð â Ä É ì ï È â Æ ð â Ä É ê

ï È â Æ ð â Ä É î

ï È â Æ ð â Ä É ý
ï È â Æ ð â Ä É íï È â Æ ð â Ä É ë ë

ï È â Æ ð â Ä É ë è
É À ¿ À É Ã ì

É À ¿ À É Ã ëÉ À ¿ À É Ã äÉ À ¿ À É Ã êÉ À ¿ À É Ã û
þÒÙÒþÔÿ

þÒÙÒþÔÖ
ï È â Æ ð â Ä É û

ï È â Æ ð â Ä É å
6 6

6 6

6

6

6 Ã À Á ¾ Æ À Ë Äø ý ê ê Á ã È Á À ï Æ Ã Ç Ì Ã Ä Á Ì À Å Ã

÷ À Ä À Å Å Ã Á Á â ï Æ Ã Ì À ¿ Í â Ä É Á ¾ À Æ Æ í æ ç è é
í æ ç è é÷ À Ä À Å Å Ã Á Á â ï Æ Ã Ì À ¿ Í â Ä É Á ¾ À Æ Æ

ä å æç è éÃ À Ã ä è æç è éÈ Ã ë ì æç è é í æç è éí æç è éë ì æç è é¿ ä î æç è é

í æç è éë ì æç è éë ì æç è é
ë ì æ ç è éí æ ç è é î æ ç è é
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 ö ÷ ø �ù ú ûü ô ò ýþ ò ûÑ Ð Î Ð Û Ý
úÿ ð ñ � � � . � 0 
 � 0 � ð ñ � 
 � ø ÷ 1 � 
 ð 0 � � � 0 1 
 ð . ÷ ð � ñ 0 � ø 0 ð ú � ÷ � � 0 ð � 1 ð � ÷ ø ø � � � / � ø 0 � � 1 � � . ð ñ � � � � � � ø � 1 � 
÷ 1 � 
 ð ÷ 1 � ÷ . � 
 0 � ð ñ � 
 � � 1 ÷ ø � � �ÿ ð ñ � ö 0 1 ö � � ð � ÷ ø ø ÷ 1 � � 
 � ö ñ ÷ . ð 
 ñ ÷ ø ø � � � 
 � � ÷ 
 ÷ � � � � � ø � 1 � � 0 .� � ð � . � � � 1 ÷ ø � � � � � / � ø 0 � � � 1 ð 
ÿóÿ . � � � . ð 0 � ð � ø � ð � � ø ÷ 1 
 � 0 . ø 0 ö ÷ ð � 0 1 
 0 � 
 ð 0 . � � . ÷ � 1 ÷ � � 
 ð . � ö ð � . � 
� � ð � ø � ð � � ÷ � 1 
 ÷ 1 � 
 � . / � ö � 
ÿ�ÿ . � � � . ð 0 ð ñ � ö � / � ø � 1 � � 1 � � . � 1 � � ø ÷ 1 
 � 0 . � � ð ÷ � ø � � � 1 � 0 . � ÷ ð � 0 1 0 � � . 0 � 0 
 � � ð 0 � 0 � . ÷ � ñ �� � ð � ø � ð �� ÷ 1 �
 ð . � � ð � � � . 0 / � � � 1 ð 
ÿôÿ . � � � . ð 0 ð ñ � � ø ÷ ð � 0 . ø 0 ð ÷ . � ÷ 
� ð . ÷ ö ð 
 � 	 � 
� � ÷ 
 � � � 1 ð 
� ø 0 ð � � � � 1 
 � 0 1 
� � ð � ø � ð � � ÷ 
 � � � 1 ð 
� 0 ð ñ � .� ÷ 
 � � � 1 ð 
 � ÷ 1 � 0 ð ñ � . 
 � . / � � � 1 � 0 . � ÷ ð � 0 1ÿ
ÿ ÷ ø ø 
 � � � � ÷ ø � 
 ÷ 1 � . ÷ � � 
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� ä Ý ò � õ ó õ õ ö í ò ú áó ì õ ã ò õ ó ó õ õ ö õ ö � ä Ý õå ò óë þ ä ã � õð ö � ò å å õ ö ñT U V W X V Y T Z [ \ì å ä ò � ó ã � � õ � ó ò ó þ ã � � õ ì ó ò ó Ý ò � ã Ý � � ò ä ßë á ýì ô � ì å õ ì � ä ò � ò õ ã å � � õ � þ ö ä å õ ä ì ô � ì ô � õ ä ßë � áò � ö ò ä � ò å ä � û õ Ý î å � õ õ � þ ó ä ò å ä � ö ò ä ä � ò ó Ý ä Ý ä áë � à� � ã û ï í Ý �ë ì õ � ó Ý õ í � � þ ì õ � ó Ý õ í � � ó Ý � ò ã Ý ô ó ßë ø àí õ ú ò ã ä � Þ ä Ý þ � ä Ý ò ò ò ö ä ã � å ô í � ò î õ � ä ßë â ß] [̂ \ \ Z \ò � ö ò ä � � ò ã õ ó � ä ó ó þ ä ã Þ � ä Ý Þ õ � ô í Þ ï í õ � � ò ö õ ó áë á øó ò ö õ � ä Ý ó ó � ä í ä þ ò � ô Ý õ å � ô ä ã ô � Ý ò ì õ � ö ô å ä áë á àò ô î î ä å � ó � ä ó ó þ ò � ô Ý õ å � ô ä ö ä ã Ý ï å � ò ö õ ó øë â ýò å ô õ ó � ä í ä þ ò � ô Ý õ å � ô ä ó � ä ã ò å ò ó ßë â àò � Ý Ý å õ ò � ô ó Þ ó ô ô ò � � õ å Ý ä ò å þ õ å ï í ô ó õ å ï í � ò ö õ ó ßë � àì � ä ò � ò õ P ô � õ ó � ä ó ó þ û � õ å õ � ò ä í ä ã � ä � Ý Þ ä ßë ß �ó � õ õ � � õ õ ö å õ ó � ä ó ó þ � ä ó ó õ å å ä � ò � ö ô å ä áë ß áó õ ò Ý ã Þ ó � ä ó ó þ ì ä � ò ã ô í � ò � ó ä Ý ô í ßë ý áõ õ ó Ý õ � � õ Þ õ ä Ý þ ì ä ó ã � ì ï � ô í ó í ò Ý Þ ò ò áë ü áó ä � ö ö � � ì ó õ õ ö þ ó ì � � � ò � å ô ó ã � ï ì Ý ä � ö � ô ó ßë ß ù_ Y _̂ V X Y [̀ a V̂ b W c U d e V f \ g a V \ ĝ h [ Z i á øë à �ĥ h Z a _̂ f V Z \̀ f \ _ U _̀ _ U Y b \ X Y [ T U V W X V Y T Z [ \î � ò � ó õ ö ó ä ó õ þ ä � Ý õ í ò ó ò ä î � ò ó ò ö ä ßë ß øò å ô õ î å ä ú þ å ò � ô í å õ õ ò ó ò ò ßë ù áì � ä ò � ò õ ä ó Ý õ � þ í ä ã Þ ä õ � ä � Ý Þ õ � ä Ý ä � ä ã õ Ý ò î � å ò ä ßë â àĥ h Z a _̂ f V Z \̀ f \ _ U _̀ _ U Y b \ X Y [ ] [̂ \ \ Z \ã ä � ä ö ä õ ò å ö � ï õ þ õ å ï í ô ó ã ä � ä ö õ � ó ò ó áë à �ò � å ä � ö ó ä å Ý ó � ä ó ó þ ö ò ó Ý ò ã Þ å ò ó ó Ý � ò ã Ý ä ßë ø àí � ô � Ý ä ò � í ô Þ å ï þ í ô Þ å õ � ò õ � ó ò ä í � � Ý ä � ä ßë á á� ä ò � ó ä � ö õ � ó õ õ ö í ò úó ì õ ã ò õ ó ó õ õ ö õ ö � ä Ý õå ò óë þ ä ã � õð ö � ò å å õ ö ñT U V W X V Y T Z [ \ì å ä ò � ó ã � � õ � ó ò ó þ ã � � õ ì ó ò ó Ý ò � ã Ý � � ò ä ßë á ýõ Þ ò Ý õ ì � ä ò � ò õ ã å � � õ � þ ö ä å õ ä ã ä � ö ò ö ä ßë ü àì ô � ì å õ ì � ä ò � ò õ ã å � � õ � þ ö ä å õ ä ì ô � ì ô � õ ä ßë � áò � ö ò ä � ò å ä � û õ Ý î å � õ õ � þ ó ä ò å å ä � ö ò ä ä � ò ó Ý ä Ý áë � àí õ ú ò ã ä � Þ ä Ý þ � ä Ý ò ò ò ö ä ã � å ô í � ò î õ � ä ßë â ß] [̂ \ \ Z \ò � ö ò ä � � ò ã õ ó � ä ó ó þ ä ã Þ � ä Ý Þ õ � ô í Þ ï í õ � � ò ö õ ó áë á øó ò ö õ � ä Ý ó ó � ä í ä þ ò � ô Ý õ å � ô ä ã ô � Ý ò ì õ � ö ô å ä áë á àò ô î î ä å � ó � ä ó ó þ ò � ô Ý õ å � ô ä ö ä ã Ý ï å � ò ö õ ó øë â ýò å ô õ ó � ä í ä þ ò � ô Ý õ å � ô ä ó � ä ã ò å ò ó ßë â àò � å ä � ö ó ä å Ý ó � ä ó ó ßë ø àò � Ý Ý å õ ò � ô ó Þ ó ô ô ò � � õ å Ý ä ò å þ õ å ï í ô ó õ å í � ò ö õ ó ßë � àó Ý � õ ä í ò ä � û õ Þ õ ä Ý ó � ä ó ó þ õ å ï í ô ó å ä � ã õ � å ä Ý ô óó óë å ä � ã õ � å ä Ý ô ó áë ø üì � ä ò � ò õ P ô � õ ó � ä ó ó þ û � õ å õ � ò ä í ä ã � ä � Ý Þ ä ßë ß �õ õ ó Ý õ � � õ Þ õ ä Ý þ ì ä ó ã � ì ï � ô í ó í ò Ý Þ ò ò áë ü áå ò Ý Ý å õ ò å ô õ ó Ý õ í þ ó ã Þ ò ÿ ä ã Þ ï � ò ô í ó ã � ì ä � ò ô í ßë ý ß_ Y _̂ V X Y [̀ a V̂ b W c U d e V f \ g a V \ ĝ h [ Z i á ùë à øĥ h Z a _̂ f V Z \̀ f \ _ U _̀ _ U Y b \ X Y [ T U V W X V Y T Z [ \ò å ô õ î å ä ú þ å ò � ô í å õ õ ò ó ò ò ßë � øò å ä ã ûê õ ï õ ö ó ô ó ä � þ � ô ö ò õ ã û ò ä Þ ò � Ý ä ßë á ùì � ä ò � ò õ ä ó Ý õ � þ í ä ã Þ ä õ � ä � Ý Þ õ � ä Ý ä � ä ã õ Ý ò î � å ò ä ßë ù �ĥ h Z a _̂ f V Z \̀ f \ _ U _̀ _ U Y b \ X Y [ ] [̂ \ \ Z \ó ä å Ý ä � ö ì õ ì ì õ � ó � ä ó ó þ ö õ ó Þ ä í ì ó ò ä ã ä õ ó ì ò Ý � ó ä ßë ß ýó ò ú õ õ õ û ó î � õ ó ã ô õ þ � ô å ì ò ä � ã Ý � î å � � ä ßë á �ó å õ � ö õ � õ Þ õ ä Ý ó � ä ó ó þ õ å ï í ô ó Ý � ä ã Þ ï ã ä å ô ó áë ø üj k l m n j k o k p q rst u p q j v t q u j n r j k r w u p r n x y k z u j y u t v q n p { v p | w m j t } v r n p { v y y r w k t n k r y n r q k | n p o n ~� n z v r w k t n k r t v p q x k y u t v q k |�t u p q j v t q u j o m r q j k w y v t k k v t } o n r r n p { r w k t n k r � n q } q } k v t t k w q v x y k r m x r q n q m q n u p r � y n r q k | v x u � k �� t u p q j v t q u jn r j k r w u p r n x y k z u j w j u � n | n p { r k k | q v { r q u v w w j u w j n v q k t n q � r q v z z � q } k o n ~ n r x v r k | u p � � r k k | r � r l m v j k z u u qv p | n r u p y � t v y t m y v q k | z u j u p k v t j k � q } n r o n ~ n r x v r k | u p q } k t u p q j v t q u j m r n p { v | j n y y r k k | v w w y n t v q n u p � o n ~r } u m y | x k | u m x y k | n z } v | x j u v | t v r q k |� t u p q j v t q u j n r j k r w u p r n x y k z u j t v y t m y v q n p { q } k v w w j u w j n v q k r k k |v o u m p q r q u w m j t } v r k � w y k v r k p u q k q } v q q } k w u m p | r w k j v t j k v j k n p w y r � w m j k y n � k r k k | � v p | o m r q x k u j | k j k |q } v q � v �� v y y o v q k j n v y r z m j p n r } k | r } v y y x k z j k k u z t u y u j v | u r q v q k p u ~ n u m r � k k | r v r | k z n p k | n p v j q n t y k n n n �r k t q n u p � �� � � u z q } k t u | k u z q } k t n q � u z z u j q t u y y n p r�
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í è
� � ñY�êð�í
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R tU V Q ĉ̂ ] [ [ ] c [ ] f ] e g� r c ĝ r ] F c T ] c �
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R tU V Q ĉ̂ ] [ [ ] c [ ] f ] e g� r c ĝ r ] F c T ] c �
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V. SUMMARY AND RECOMMENDATIONS
McWhinney is planning to develop 12.4 acres of property in Greeley, Colorado, to include 
298 multifamily residential units. At buildout, the development is projected to generate approximately 
1,600 trips per day. Current zoning of the Property allows the potential of a greater amount of 
development, which would generate approximately 4 percent more trips. 

The multifamily development will primarily be served by 38th Avenue, and an access onto 42nd Avenue 
will also be provided. The greatest traffic increase will occur onto 38th Avenue, but an estimated 
160 VPD will be added onto 42nd Avenue to the north, which currently serves 800 VPD. By 2040 given 
buildout of the area, additional traffic along 42nd Avenue to the north is possible, perhaps up to 
1,670 VPD as result of other future development in the area. As a minor collector, this roadway’s 
appropriate level of traffic should be limited to less than 3,500 VPD per the City’s design standards. The 
2040 traffic projection of 1,670 VPD is less than one-half the upper minor collector daily traffic limit. 
Past area planning efforts have resulted in the southern end of 42nd Avenue being terminated at 
24th Street Road rather than Centerplace Drive as a means of limiting its use, and projections shown in 
this study indicate that usage would be within the realm of its collector classification. 

Other key findings and recommendations include: 

 The completion of 24th Street Road to 38th Avenue as a two-lane road.

 Widening 38th Avenue to include a north-south center left turn lane at site access and at the
24th Street Road intersection, per the City design standards.

 Eventually signalizing the 38th/Centerplace intersection by 2040 and extending the southbound
turn lane lengths.

 Adjusting the signal timing at the 35th Avenue/Centerplace intersection and the
47th Avenue/Centerplace intersection to accommodate peak hour traffic patterns shifts as the
area builds out.
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