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PLANNING COMMISSION SUMMARY 
 
ITEMS: Rezone property from PUD (Planned Unit Development) and C-H 

(Commercial High Intensity) to R-MH (Residential Micro Housing) 
 
FILE NUMBER: ZON2022-0005 
 
PROJECT: Stoneybrook Lot 2 and Lot 3 Rezone  
 
LOCATION: South of F Street, west of N. 35th Avenue, and approximately ½ mile 

north of 4th Street. 
   
APPLICANT: Robert Eck (Stoneybrook 234 LLC) and Donna Barrentine (Atwell 

Group) 
 
CASE PLANNER: Michael Franke, Planner I 
 
PLANNING COMMISSION HEARING DATE:   April 11, 2023 
 
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 of 
the Development Code.                                 
 
EXECUTIVE SUMMARY 
The City of Greeley is considering a request from Stoneybrook 234 LLC to rezone 22.25 acres of 
land located south of F Street, west of N. 35th Avenue, and approximately ½ mile north of 4th Street 
from PUD (Planned Unit Development) and C-H (Commercial High Intensity) to R-MH 
(Residential Micro Housing) zone district (see Attachments A, C, and D).  
 
A. REQUEST 

The applicant is requesting approval of a rezone (see Attachment C). 
 

B. STAFF RECOMMENDATION 
Approval 

 
C. LOCATION Abutting Zoning: 

 North: R-H (Residential High Intensity) and C-D (Conservation District); 
A (AG) (Weld County). 

 South: R-MH (Residential Micro Housing). 
East: R-M (Residential Medium Intensity) and I-L (Industrial Light 
Intensity). 

 West: R-MH (Residential Micro Housing). 
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 Surrounding Land Uses:   
North: Residential 
South: Residential and Vacant Land 

 East: N. 35th Avenue/Vacant Land 
West: Residential 
 

 Site Characteristics: 
 The site consists of undeveloped, vacant land. The property is relatively flat 

land and has patches of trees scattered near N. 35th Avenue and near the 
existing Stoneybrook Mobile Home Park on the east side of the site. 

 
D. BACKGROUND 

 The subject site was annexed into the City of Greeley in 1985 as part of the Puttnam Farm 
Annexation (02021700). The land has remained undeveloped since the time of annexation. In 
1999, the land was subdivided into two separate lots (Lot 2 and Lot 3) as part of the 
Stoneybrook Subdivision Filing No. 1 (2710177). The intention of the current rezone request 
is to provide adequate zoning for expansion of the existing Stoneybrook Mobile Home Park 
development adjacent to this land. 

 
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. 
 
The Imagine Greeley Comprehensive Plan’s Land Use Guidance Map designates the 
subject property as a Suburban area. Supported uses include a mixture of residential 
housing types (micro, single family, row housing, multifamily, etc.).  A diversity of 
housing types is encouraged to meet the housing demands of citizens. 
Mobile/Manufactured homes provide a “missing middle” housing type that is typically 
more equitable to obtain.  
 
Goal HO-2: Encourage a broad diversity of housing options. 
 
Objective HO-2.1 Diversity in New Development - Encourage a variety of housing types, 
sizes, styles, and price-points of housing units within new residential projects or 
subdivisions. Ensure that Greeley has neighborhoods and/or development sites available 
and attractive to its desired workforce, including higher-end housing for executives and 
other high-paid workers. 
 
Objective HO-2.2 Rental Housing - Foster the development of attractive, safe, and well-
maintained rental properties for those who do not qualify for or desire to own property. 
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Staff Comment: This proposal is in accordance with Housing Goal 2 of the Imagine 
Greeley Comprehensive Plan, “Encourage a broad diversity of 
housing options.” Ultimate approval of this rezoning request would 
enable construction of mobile/manufactured homes, either for rent 
or purchase, which broadens the diversity of housing types within 
Greeley. 

 
   The proposal complies with this criterion. 
 
Additionally, the following specific goals and objectives of the Imagine Greeley 
Comprehensive Plan support the proposed rezone: 
 
Growth and City Form: 

• GC-1.2 Form of Growth: Encourage compact urban form over sprawl development. 
• GC-2.1 Land Use Guidance Map: Maintain a land use guidance map as a guide for 

land use, zoning, and development within the City of Greeley and its Long Range 
Expected Growth Area (LREGA). 

• CG-2.2 Jobs/Housing Balance: Support zoning and development patterns that 
expand opportunities for people who live in Greeley to also work in Greeley (and 
vice-versa). 

• 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. 

 
Housing: 

• HO-1.6 Universal Design and Visitability: Encourage the development of new 
housing units that incorporate design elements to accommodate the specific needs 
of the elderly and others who might have limited mobility. 
 

Transportation and Mobility: 
• TM-1.2 Pedestrian Movements: Ensure pedestrian movement and accessibility is 

considered in the design and construction of all public and private development 
projects. Ample and safe sidewalks and other pedestrian pathways within and 
between developments should be provided. 

• TM-3.3 Transit-Oriented Development: Require all new development and 
redevelopment near (within ¼ mile) of an existing or planned transit line, or 
located along a multi-modal corridor (as identified on the Land Use Guidance 
Map) to incorporate transit-oriented design into projects. 

 
2. The proposal can fulfill the intent of the zoning district considering the relationship 

to surrounding areas. 
 
Staff Comment: The R-MH zoning district provides residential living for manufactured, 

mobile, or other small-format residences in a planned community that 
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shares common amenities. This housing type is generally located in areas 
that have transitions between lower-density neighborhoods or more 
intense, non-residential uses or where a high level of accessibility, public 
amenity and support services are immediately available. The proposed 
rezone would allow for further development of micro housing types, such 
as mobile, manufactured, and other small format housing types. The 
ability to develop such housing types aligns with the intent of the R-MH 
(Residential Micro Housing) zoning district and is consistent with other 
uses in the surrounding area. Existing uses within the area are primarily 
low- to medium-density residential uses with some vacant land available 
for development. The applicant is proposing to expand the development 
of mobile/manufactured homes on the site, which is consistent with 
increasing the diversity of housing types in the city in a more equitable 
format. 

 
 The proposal complies with this criterion. 

 
3. Whether 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:  Development within this area has been residential. An existing mobile 
home park, Stoneybrook, has provided micro housing options for 
Greeley citizens since 1997. As the housing market in Colorado 
continues to exhibit a need for lower cost housing alternatives, the 
purpose of this rezone is to further expand the development of the 
Stoneybrook Mobile Home Park, increasing the diversity of Greeley’s 
housing stock. The expansion of Stoneybrook Mobile Home Park will 
increase the opportunity for home ownership options within Greeley. 
Increasing the diversity of housing stock creates new opportunity for 
citizens to obtain quality housing to meet specific needs of all income, 
socio-economic, and ability levels. The current zoning (PUD and C-H) 
limits the ability to expand micro housing types on the subject property. 
Planning staff concludes that it is in the public’s interest to rezone the 
subject site to allow for additional manufactured home options.   

 
 The proposal complies with this criterion. 

 
4. Whether 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 existing zoning has been in place since 1985, with no development 

occurring on site since the establishment of zoning. The existing zoning 
districts are inappropriate with development trends in the area. The PUD 
zoning was established with the intent of developing RV/boat and indoor 
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storage uses, which is incompatible with the adjacent mobile home park 
development. The commercial zoning was established with the intent of 
allowing general business uses typically consistent with permitted uses 
in the C-H zoning district.  

 
Throughout the years as Greeley has developed, the areas surrounding 
the subject site have been developed as low- to medium-density 
residential uses, such as mobile homes and single-family homes. 
Additionally, there are some civil uses within the adjacent areas – 
Greeley Fire Station #3 and the Greeley Fire Training Facility. It would 
be inappropriate to develop commercial uses, such as storage and high-
density business, due to the proximity of lower density residential uses. 
Rezoning the site would provide better development options to be 
cohesive with uses in the surrounding areas of the subject site. 

 
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: The proposed rezoning would provide development options 

complimentary to the surrounding zoning and existing uses by 
continuing the consistency of residential character in the area. Rezoning 
would enable a more complete suburban residential feel and appropriate 
transition from Greeley to Weld County to the north.   
 
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 subject site is served by the City of Greeley.  Any proposed 

development or redevelopment of the site would be reviewed for 
compliance with City standards and subject to infrastructure 
improvements required at that time. Additional information regarding 
City services can be found in this report in Sections F, G, and H.   

 
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. 
 



 

Planning Commission Summary  
ZON2022-0005 
April 11, 2023 

Staff Comment: The current zoning and associated commercial allowances have existed 
since 1985 without successful development. Attainable homeownership 
options are a policy priority in Greeley, and manufactured or micro-
housing supply is constrained.  The proposed rezoning would allow more 
development options if the site were rezoned to R-MH, allowing for more 
potential missing middle housing types, making the rezone more 
appropriate than the current zoning district. The R-MH zoning district 
was created specifically to accommodate micro housing types, which 
makes it an appropriate zoning district for the expansion of the 
Stoneybrook Mobile Home Park, as proposed by the applicant and 
currently under review with city staff (SPR2022-0035). 
 
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 review 
process by the consistent enforcement of Municipal Code and 
Development Code requirements regarding landscaping buffers, 
architectural features, setbacks, and other relevant codes and policies. All 
supplemental documentation for development of the subject site has been 
submitted with the corresponding minor subdivision (SUB2022-0011) 
and site plan review (SPR2022-0035) to the city. All professional staff 
and advisory review bodies have been assigned to corresponding 
development cases as appropriate. 
 
The proposal complies with this criterion. 

 
9. The recommendations of professional staff or advisory review bodies. 

 
Staff Comment:  City staff recommends approval of this rezoning request. 

 
F. SITE CHARACTERISTICS 
 

1. SUBDIVISION HISTORY 
The property was originally platted as Lot 2 and Lot 3 part of the Stoneybrook Subdivision 
Filing No. 1, recorded in 1999. The applicant currently has a minor subdivision case 
(SUB2022-0011) approved with the City to combine Lot 2 and Lot 3 into one Lot, Lot 2A. 
Minor subdivisions are reviewed and approved administratively by City staff.   

 
2. HAZARDS 

Staff is unaware of any potential hazards that presently exist on the subject site.  
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3. WILDLIFE 
The subject site is located in a moderate area of ecological significance according to the 
City of Greeley Area of Ecological Significance Map. The Natural Areas and Trails 
Department conducted a full review of the proposed Stoneybrook rezone and accepted the 
review as proposed. There are no known impacts that would occur to wildlife if the site 
were rezoned. 

 
4. FLOODPLAIN 

The proposed rezone is located within the 100-year floodplain or floodway, according to 
the adopted Federal Emergency Management Administration (FEMA) flood data. The 
applicant shall submit all required Floodplain Development Permits and other requirements 
to satisfy the City of Greeley Stormwater/Floodplain Division. 
 

5. DRAINAGE AND EROSION 
This rezone will not affect the existing drainage for the site.  Any proposed development 
of the site would require the documentation and review by City staff of all drainage, 
detention, water quality, and erosion mitigation as a condition of the development of the 
site. 
 

6. TRANSPORTATION 
The City’s Public Works and Engineering Development Review staff have reviewed the 
traffic impact analysis with the proposed concept plan and found that additional traffic 
would not create a significant impact on existing roadway systems. No additional 
improvements were warranted based on projected traffic. 
 

G. SERVICES 
 
1. WATER 

Current water services adequately serve the subject property with additional capacity 
available if needed.     
 

2. SANITATION SEWER 
Current sewer services adequately serve the subject property with additional capacity 
available if needed.   

 
3. EMERGENCY SERVICES 

Emergency services are available and can adequately serve the subject property.   
 

4. PARKS/OPEN SPACES 
No public parks or public open space areas are proposed with this request and the request 
would not create any private parks or open space. The proposed rezone should have little 
to no impact on parks or open space in the community. However, it is important to note 
adequate open space and open space amenities will be provided and reviewed in the site 
plan application review.   

 
5. SCHOOLS 
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No schools are proposed or located within the site. 
 

H. NEIGHBORHOOD IMPACTS 
 
1. VISUAL 

No visual impacts are anticipated with the rezone request.  Any development plan 
application for the property would be reviewed for compliance with the City’s 
Development Code requirements regarding visual impacts.   
 

2. NOISE 
No noise impacts are anticipated with the rezone request.  Any potential noise created by 
future development will be regulated by the Municipal Code.   

 
I. PUBLIC NOTICE AND COMMENT 

Neighborhood notices for this meeting were mailed to surrounding property owners on March 
27th, 2023, per Development Code requirements.  A sign was also posted on the site on March 
24th, 2023. No opposition from the public was received regarding the rezone from PUD and C-
H to R-MH. 

 
J. MINERAL ESTATE OWNER NOTIFICATION 

Mineral notice is not required for a rezone request.   
 
K. PLANNING COMMISSION RECOMMENDED MOTION 
Approval -  
Based on the application received and the preceding analysis, the Planning Commission finds that 
the proposed rezone from PUD (Planned Unit Development) and C-H (Commercial High 
Intensity) zone district to R-MH (Residential Micro Housing) zone district meets the Development 
Code criteria, Sections 24-204 and therefore, recommends approval of the rezone to City Council. 
 
Denial- 
Based on the application received and the preceding analysis, the Planning Commission finds that 
the proposed rezone from PUD (Planned Unit Development) and C-H (Commercial High 
Intensity) zone district to R-MH (Residential Micro Housing) zone district does not meet the 
Development Code criteria, Sections 24-204 and therefore, recommends denial of the rezone to 
City Council. 
 
 
ATTACHMENTS 
Attachment A – Zoning & Vicinity Map 
Attachment B – Photo Aerial Map 
Attachment C – Project Narrative  
Attachment D – Rezone Boundary Map 
Attachment E – Site Analysis Map 
Attachment F – Zoning Suitability Map 
Attachment G – Site Details 
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6200 South Syracuse Way, Suite 470, Greenwood Village, CO 80111  Tel: 866.850.4200 

www.atwell-group.com 

Revised October 27, 2022 

Mr. Michael Garrott, A.I.C.P. 

City of Greeley 

Community Development 

Department, Planning and Zoning 

1100 10th Street – 2th FL 

Greeley, CO 80631 

Subject:   Stoneybrook Lot 2 and 3 Rezoning Project Narrative 

Dear Mr. Garrott: 

Stoneybrook 234, LLC is pursing development of Lots 2 and 3, Block 1 of the Stoneybrook Filing No. 

1 subdivision.  Lot 3 is a 12.66-acre parcel at the southwest corner of F Street and N. 35th Avenue in 

Greeley, CO, currently zoned Commercial-High Intensity (C-H).  Lot 2 is a 9.63 ac parcel to the west of 

Lot 3 and currently zoned Planned Unit Development (PUD).  It is the applicant’s intent to combine the 

two parcels into one new parcel and rezone the new parcel to R-MH, Residential Micro-Housing, under 

the City of Greeley’s newly adopted RM-H land use code.   This land use is consistent in the area, with 

the recently constructed Stoneybrook Lot 4 manufactured home community just south of Lot 3, and the 

original Stoneybrook Lot 1 manufactured home community located just west of this proposed 

development.  Friendly Village, another existing manufactured home community, is to the east, across 

North 35th Avenue.  

The parcel would be developed for up to 142 manufactured home-sites, with land-leases provided for 

each of the 142 manufactured homes. Manufactured homes sites are in high demand in the greater 

Greeley area and the proposed development will assist the City of Greeley in meeting the demands for 

this important housing option per the City of Greeley Strategic Housing Plan. The property will blend 

well with the existing environment and fits the character of adjacent neighborhoods, with added features 

such as a community club house and community storage facilities in accordance the new R-MH land use 

standards.   

Per the City of Greely’s rezoning evaluation criteria below, we offer the following justifications on 

how this rezoning request is in conformance with the City’s policies, goals, and strategies: 

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.

Rezoning the combined 22.25-acre parcel to RM-H is consistent with the goals of the

City of Greeley’s Strategic Housing Plan, proving an attainable housing option in the at

the southwest intersection of F-Street and N. 35th Avenue.

2 The proposal can fulfill the intent of the zoning district considering the 

relationship to surrounding areas. 

The proposed land use change is consistent with the surrounding land uses, as it lies 

immediately east of the existing Stoneybrook Filing 1, Lot 1 manufactured home 

Attachment C - Project Narrative
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community, 400 feet north of the recently approved Stoney Pointe (formerly known as 

Stoneybrook Lot 4) manufactured home community, 900 feet northwest of the Friendly 

Village manufactured home community and less than 1 mile from the Villa West 

manufactured home community near C Street and N. 35th Avenue.   Immediately east of 

the property is zoned Industrial Low Intensity (I-L) and Residential Medium Density (R-

M).  We believe the proposed land use will blend well with the surrounding zonings.  

 

3. Whether 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. 

  

This site is within in the greater City of Greeley long range expected growth area and 

is currently experiencing some growth with the recently approved Stoneybrook Lot 4 

development now known as Stoney Pointe at the southwest corner of C Street and N. 

35th Avenue with its planned 142 manufactured homes.  The proposed development 

of Stoneybrook Lots 2 and 3 will offer another 142 manufactured homes with 

varying sizes and styles in the 1,000-1,500 SF range.  This small-sized housing 

option supports the City’s goals and objectives identified in the 2018 Strategic 

Housing Plan by facilitating the development of manufactured home communities in 

the greater City of Greeley area and providing affordable housing options for the City 

of Greeley’s work force, and a variety of population of various ages, status and 

income levels.  This is especially important given Greeley’s population growth, low 

residential vacancy rates and increasingly expensive residential market.  

 

4. Whether 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. 

 

Although the existing PUD zoning of Lot 2 allows development of manufactured 

homes, combining this lot with the Lot 3 site will enable greater development of 

manufactured homes with improved community cohesiveness with similar land use 

and housing type with provision of pedestrian, bicycle and road connectivity to 

adjacent land uses.  The growth trend in this area of Greeley is for micro-housing 

options rather than commercial growth in this general vicinity.  

 

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. 

 

The proposed rezoning will allow continued growth and development of like-sized 

and similar style micro-housing options, providing cohesiveness with the 

surrounding neighborhoods.  This development will also provide significant 

community benefits with greater than 30% open space, a community clubhouse with 

park shelter, picnic tables, barbeque, sports field and other amenities, along with a 

community storage facility for storage of tenant boats, bicycles and other accessories, 

in addition to community maintenance equipment.  

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

 

The City and area service providers will have the opportunity to serve this 

community of 142 residential units given their need for cable, internet, gas and 

electric services as well as water and sanitary utilities within the development.   

 

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. 

 

The requested zoning change will better serve the community needs by providing 

affordable housing options in this growth area of the City and specifically helps the 

City in meeting is goals and objectives of the 2018 Strategic Housing Plan to 

facilitate development of manufactured home communities, offer a variety of housing 

options to all income levels, ages, and physical abilities.   

 

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. 

 

This development will be designed in complete accordance with the City of Greeley 

land development code and requirements with sound engineering practices and 

experienced professional land development expertise. No negative impacts are 

expected.  

 

9. The recommendations of professional staff or advisory review bodies. 
 

The applicant’s team of professional licensed engineers and landscape architects has 

designed this community in accordance with City of Greeley Land Development 

Standards and will continue to work with the City to obtain staff approval of this 

project.  

 

We look forward to working with the City on approval of this project.  Should you have any questions or 

require any additional information for this application, please do not hesitate to contact me at (303) 222-

5036 or at dbarrentine@atwell-group.com.  

  

Respectfully, 

ATWELL, LLC  

 

  
Donna Barrentine, PE 

Project Manager 

 

Cc: Robert Eck, II, Stoneybrook 234, LLC 

       Joe Locicero, Stoneybrook 234, LLC 
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