PLANNING COMMISSION SUMMARY

ITEM: H-P Greeley Subdivision, Sixth Replat Rezone

FILE NUMBER: ZON2021-0018

PROJECT: H-P Greeley Subdivision, Sixth Replat Rezoning from I-L
(Industrial Low Intensity) to R-H (Residential High Density)

LOCATION: 712 71% Avenue
East of 715t Avenue, north of gth Street, and northeast of coth
Avenue.

APPLICANT: Lasalle Investors, LLC.

CASE PLANNER: Kristin Cote, Planner 11

PLANNING COMMISSION HEARING DATE: April 26, 2022

PLANNING COMMISSION FUNCTION:

The Planning Commission shall consider the staff report, along with testimony and comments
made by the applicant and the public and shall then make a recommendation to the City Council
regarding the application in the form of a finding based on the review criteria in Section 24-204.

EXECUTIVE SUMMARY
The City of Greeley is considering a request to rezone 15.433 acres from I-L (Industrial Low

Intensity) to R-H (Residential High Density).

A. REQUEST

The applicant is requesting approval of the rezoning request of Tract 3A, Replat of Lot 3, H-P
Greeley Subdivision Sixth Replat from I-L (Industrial Low Intensity) to R-H (Residential High
Density).

B. STAFF RECOMMENDATION
Approval

C. LOCATION
Abutting Zoning:
North: I-L (Industrial Low Intensity)
South: C-H (Commercial High Intensity)
East: R-H (Residential High Density — City Center West Res 2™ Fg)
West: I-L (Industrial Low Intensity)
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Surrounding L.and Uses:

North: Vacant

South: Undeveloped, Commercial

East: Residential Subdivision, City Center West Res 2™ Fg
West: Industrial zone, portion of former HP site

Site Characteristics:

The site is currently a vacant parcel with no natural, unique, or special
topography, vegetation, wildlife, or other factors that could influence
development options. This property consists of rolling terrain with some
large mature trees established during the development of the former Hewlett
Packard site. This property is included in the overall master drainage plan
in place for the City Center West Development. All approved utilities are
sized to accommodate an R-H use and the traffic flow proposed for a
residential use is less during peak hours than the original traffic projections
for an I-L (Industrial Low Intensity) use.

D. BACKGROUND
This land was annexed into the City of Greeley through the North Sheep Draw Annexation on July

20, 1981, the subject property was designated with I-L (Industrial-Low Intensity) zoning district
(Rec. No. 0001863877) [Case No. Z 14:80]; rezoned on September 29, 2005, dividing the 156 acre
I-L (Industrial Low Intensity) zoning into a mix of C-D (Conservation District), C-H (Commercial
High Intensity), R-H (Residential High Density), and I-L (Industrial Low Intensity) with DCMP
and the Boomerang Master Plan Design Guidelines (Ordinance No. 57, 2005, Rec No. 3327374)
[Case No. Z 3:05]. The Boomerang DCMP was developed to establish a list of permitted uses
within the C-H, I-L, and R-H zone districts that would limit certain uses that are permitted by right,
design reviews, and special reviews in the area, and establish specific design criteria through the
Design Guidelines, that meet or exceed Development Code standards.

The existing area was also approved by City Council to include an intergovernmental agreement
between the City of Greeley and the City Center West Commercial Metropolitan District in
December 2014 (Ordinance No. 69, 2014) [Case No. MD 1:14]. Later in 2016, a resolution for the
Amendment and restated consolidated service plan for the City Center West Commercial
Metropolitan District was approved by City Council to consolidate the City Center West
Commercial Metropolitan District and the City Center West Residential Metropolitan District No.
2. (Rec. No. 4231159) [Case No. MD 1:16].

In 2015, a minor subdivision application was approved to adjust lot lines around the Hewlett-
Packard property, H-P Greeley, 4th Replat (Rec No. 42704720) [Case No. 13:15], to
accommodate the currently approved Boomerang Self-Storage [Case No. DR 4:17], formerly
called the West Side Commons Storage.
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In 2017, a minor subdivision application was approved to adjust lot lines around the Hewlett-
Packard property, H-P Greely 5™ Replat [Case No. S 32-16] to accommodate Westridge Academy,
a K-8 charter school that adjoins the western boundary of this property.

In 2022, a minor subdivision application was approved to split Lot 3, H-P Greeley 5" Replat [Case
No. SUB2021-0033] to establish a lot which is proposed to be sold to the adjacent contiguous
property owner to the west and a tract, which is proposed to be developed as a residential
community.

The permitted uses currently allowed within the Boomerang Master Plan Design Guidelines (aka
DCMP), in the R-H (Residential High-Density zone) include residential uses, boarding houses,
farming, golf courses, open space, parks, and wireless telecommunications.

This property once housed a portion of the Hewlett Packard facility. Upon HP’s exit from Greeley
in 2003, this property became vacant and has endured repeated incidents of vandalism. In 2021,
this property was acquired by the existing owner, who demolished the structures on-site, creating
this vacant property for redevelopment.

E. APPROVAL CRITERIA
Development Code Section 24-204 Rezoning Procedures
The review criteria found in Section 24-204 (b) of the Development Code shall be used to evaluate

the zoning amendment application.

1. The proposal is in accordance with the goals and objectives of the Comprehensive
Plan and any other plan, policy or guidance adopted pursuant to that plan.

Goal 4 — Prioritize Infill and Redevelopment

Objective GC-4.2 Reinvestment/Adaptive Reuse - Encourage reinvestment in established
areas of Greeley to maximize the use of existing public infrastructure. Support the use of
creative strategies to revitalize vacant, blighted, or otherwise underutilized structures and
buildings through adaptive reuse.

Objective GC-4.3 Infill Compatibility - Promote the use of site design and building
architecture that is sympathetic to the surrounding area and enhances the desirable
character and form of the neighborhood or area.

Staff Comment: This proposal is in accordance with Goal 4, Prioritize Infill and
Redevelopment, of the Imagine Greeley Comprehensive Land Use
Plan. The rezoning request of this formerly vital site, which has over
the years become a blighted property, specifically supports the
following objectives of Goal 4:

The proposal complies with this criterion.

2. The proposal can fulfill the intent of the zoning district considering the relationship
to surrounding areas.
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Staff Comment:

The development of the property can fulfill the intent of its
proposed zoning district. Adequate public water and sewer
facilities are provided for this property. As part of the City
Center West masterplan, all engineering and utilities were
originally designed to accommodate a large-scale industrial
user, making them more than sufficient for use as a
residential ~ subdivision. A  single-family residential
community is currently being built adjacent to its eastern
boundary. Objective GC-4.3 Infill Compatibility states that
the City shall “Promote the use of site design and building
architecture that is sympathetic to the surrounding area and
enhances the desirable character and form of the
neighborhood or area.”

The proposal complies with this criterion.

3. The area changed or is it changing to such a degree that it is in the public interest to
rezone the subject property to encourage development or redevelopment of the area.

Staff Comment:

This area has changed substantially over the years. When
this zone was originally established, this site was on the
periphery of City limits and was established to house a 160+
acre industrial campus for Hewlett Packard. That site was
abandoned in the early 2000’s, and since that time a school
has been constructed to the west of this property and a
residential subdivision has been permitted on its easterly
boundary. The use of this property that would best serve the
interests of the public and the interests of the adjacent uses
and residences in the area in a compatible and cohesive
fashion, is the use of this property for residential purposes.

The proposal complies with this criterion.

4. The existing zoning been in place for a substantial time without development, and if
this indicates the existing zoning is inappropriate given development trends in the

vicinity.

Staff Comment:

The parcels’ current zone was established 40 years ago. The
property owner has tried for many years to market this
property in hopes of attracting an industrial user to no avail.
The establishment of R-H (Residential High Density) zoning
on this property allows for higher density residential to
provide both an appropriate and desirable transition between
the existing school site to the west of this property and the
single-family homes now under construction to the east of
this property.
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The proposal complies with this criterion.

5. The proposed zoning will enable development in character with existing or
anticipated development in the area considering the design of streets, civic spaces,
and other open space; the pattern, scale and format of buildings and sites; and the
compatibility and transitions with other complimentary uses and development.

Staff Comment:

Currently to the east of this site is a school facility, to the
west is a residential subdivision, to the north is a proposed
park and to the south is vacant land zoned C-H (Commercial
High Intensity), which presents an opportunity to provide
convenient and vital commercial uses to residential property
owners in this area. The adjacent uses will provide a
transition to a residential use on this site.

The proposal complies with this criterion.

6. The city or other agencies have the ability to provide services or facilities that may be
necessary for anticipated uses in the proposed district.

Staff Comment:

The south half of site was historically served by a
dedicated 12”°/15” sanitary sewer. During the construction
of the City Center West Residential Subdivision 1% Filing,
this existing sanitary sewer was abandoned and a new 15”
sanitary sewer was installed to serve the site. This 15”
sanitary sewer collects wastewater flow from the 8™ Street
commercial corridor and conveys it east through 8™ Street.
Ultimately, the sanitary sewer discharges into the 27”
Sheep Draw interceptor.

The north half of the site would be served by an 8 sewer
stub at the 68" Avenue dead end. This stub was designed
with the City Center West 2™ Filing project and is currently
under construction. This sewer ultimately discharges to the
Sheep Draw interceptor.

An existing 12” water line on the southern portion of this
property, adjacent to 8" Street, will provide adequate water
services for this use.

A traffic compliance letter was submitted as part of this
request. That letter indicated that the H-P Building in the
original traffic study was previously thought to generate
approximately 1,144 weekday daily vehicle trips, with 219
of these trips occurring during the morning peak hour, and
218 trips occurring during the afternoon peak hour. The
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currently proposed H-P Greeley Redevelopment Project,
with 320 units of multifamily residential, is anticipated to
generate 1,454 daily weekday trips with 128 trips occurring
during the morning peak hour and 125 trips occurring during
the afternoon peak hour. Therefore, the proposed rezone
with redevelopment is anticipated to result in 91 fewer
morning peak hour trips and 93 fewer afternoon peak hour
trips than the use that previously occupied the site and was
originally studied in the same development area. This
indicates that the proposed H-P Greeley Redevelopment is
in traffic compliance with the original traffic study.

The proposal complies with this criterion

7. The change will serve a community need, provide an amenity, or accommodate
development that is not possible under the current zoning or that was not anticipated
at the time of the initial zoning of the property, making the proposed zoning more
appropriate than the current zoning.

Staff Comment: The proposal complies with this criterion. This zoning
change would accommodate the development of a
residential multi-family subdivision, which is not currently
permitted within the Industrial Low Intensity (I-L) zone
district. Given the surrounding uses, this proposed zoning of
Residential High Density (R-H) is a more appropriate zoning
designation for the property at present time and will provide
a transition from the single-family residential to the east.

The proposal complies with this criterion

8. Any reasonably anticipated negative impacts on the area or adjacent property either
are mitigated by sound planning, design and engineering practices or are outweighed
by broader public benefits to the surrounding community.

Staff Comment: Any reasonably anticipated negative impacts on this area
resulting from this rezoning would be mitigated as part of
the development process by the consistent enforcement of
Municipal Code requirements regarding landscaping,
buffers, architectural features, and setbacks. A conceptual
traffic study and drainage report were provided with this
applicant and the final drainage and traffic needs will be
further evaluated at the time of site plan or plat, as necessary.

The proposal complies with this criterion.
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9. The recommendations of professional staff or advisory review bodies.

Staff Comment: Staff recommends approval of this rezoning request.
F. SITE CHARACTERISTICS

1. SUBDIVISION HISTORY
The subject site is part of the Replat of Lot 3, H-P Greeley Subdivision, Sixth Replat, which
was a minor subdivision platted in April of 2022.

2. TRANSPORTATION
The City’s Transportation Planner and Engineering Development Review staff have
reviewed the traffic compliance letter submitted with this application and found that
additional traffic would not create a significant impact on existing roadway systems.

No additional improvements were warranted based on projected traffic. Further analysis
would be conducted at the time of the site plan review once exact layouts are confirmed.

G. SERVICES

1. WATER
Water services are available in the area and can adequately serve the subject site.

2. SANITARY SEWER
Sanitation services are available in the area and can adequately serve the subject site.

3. EMERGENCY SERVICES
Emergency services are available and can adequately serve the subject property. The
subject site is within the City of Greeley’s Fire Protection area and would be served by Fire
Station 7, which is located approximately 700 feet southeast of this property

H. NEIGHBORHOOD IMPACTS

1. VISUAL
There are no proposed site changes corresponding to the rezoning currently. Any
development plan application for the property would be reviewed for compliance with the
City’s Development Code requirements regarding visual impacts.

2. NOISE
There are no proposed site changes corresponding to the rezoning currently. Any potential
noise created by future development would be regulated by the Municipal Code.
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I. PUBLIC NOTICE AND COMMENT

Neighborhood notices were mailed to surrounding property owners on April 8, 2022, per
Development Code requirements. Additionally, two public notice signs were posted on the
subject site on April 6, 2022. Notice was provided via the Greeley website on April 5, 2022.

J. MINERIAL ESTATE OWNER NOTIFICATION
Mineral notice was sent in compliance with C.R.S § 24-65.5-103(I) on March 26, 2022.
K. PLANNING COMMISSION RECOMMENDED MOTION

Based on the application received, the Project Summary and accompanying analysis, the
Planning Commission finds that the proposed rezoning of Tract 3A of the Replat of Lot 3, H-
P Greeley Subdivision Sixth Replat from I-L (Industrial Low Intensity) to R-H (Residential
High Density) meets the applicable Development Code criteria, Sections 24-204 and therefore,
recommends approval of the rezone to the City Council.

Alternative motion:

Based on the application received, the Project Summary and accompanying analysis, the
Planning Commission finds that the proposed rezoning of Tract 3A of the Replat of Lot 3, H-
P Greeley Subdivision Sixth Replat from I-L (Industrial Low Intensity) to R-H (Residential
High Density) does not meet Development Code Section 24-204; and therefore, recommends
denial of the rezone to the City Council.

ATTACHMENTS

Attachment A — Vicinity Map

Attachment B — Project Narrative

Attachment C — Application

Attachment D — Boomerang Master Plan Design Guidelines
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