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PLANNING COMMISSION SUMMARY 

 

ITEM: Preliminary Plat  

 

FILE NUMBER: SUB2022-0001 

 

PROJECT: Centerplace North Subdivision 6th Filing Preliminary Plat 

 

LOCATION: West of 42nd Avenue, north of 24th Street Road, and south of 23rd 

Street Road  

   

APPLICANT: Mark Bowman on behalf of Vector Development 

 

CASE PLANNER: Kristin Cote, Planner II 

 

PLANNING COMMISSION HEARING DATE:   July 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 motion to approve, approve with 

conditions, or deny the request based on the review criteria Section 24-203 of the 2021 

Development Code.  

 

      

EXECUTIVE SUMMARY 

Public hearing to consider a request for a Preliminary Plat to create 30 lots and 5 outlots on 3.2 

acres located west of 42nd Avenue and north of 24th Street Road. 

A. REQUEST 

The applicant is requesting approval of a preliminary plat with the intent of developing 30 single-

family attached townhome units and 5 outlots for drainage, guest parking, access, utility and open 

space. (see Attachment A).      

 

B. STAFF RECOMMENDATION 

Approval  

 

C. LOCATION Abutting Zoning/Land Use: 

 North:  PUD (Greeley West Multi-Family Planned Unit Development)  

 South: C-H (Commercial High Intensity)  

East:    PUD (Greeley West Multi-Family Planned Unit Development) 

 West:  R-M (Residential Medium Density)    
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Site Characteristics: 

 The site is undeveloped, unimproved vacant land. Existing attached 

sidewalks are located along the west and south sides of the property.     

 

 Surrounding Land Uses:   

North:  Future multi-family development 

South: Vacant commercial land 

 East:   Future multi-family development 

 West:  Single-family attached residential 

 

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” used and the final PUD (Case No. Z 8:82) approved the site 

for oil and gas development. Several PUDs have existed on this property overtime. 

 

This property was originally platted as Tract B and identified for future residential medium 

density under the Centerplace North Subdivision in 2007. In 2020 the Greeley West Multifamily 

PUD was established which allows for a mix of residential, commercial, and industrial uses.  The 

proposed subdivision plat is consistent with the original intent of the property to serve as a 

residential development adjacent to the Centerplace commercial activity center. 

 

E. APPROVAL CRITERIA 

Standards for a Preliminary Subdivision Plat: 

In reaching recommendations and decisions on a Preliminary (Major) Subdivision Plat, the 

Planning Commission shall apply the following standards of Section 24-203.b.1. of the current 

Development Code.  

 

(a) The applicant is in accordance with the Comprehensive Plan, or any other specific 

plan created under that plan, and in particular, the physical development patterns and 

design concepts of the plan.  

 

Staff Comment:  The City’s Comprehensive Plan designates this area as “Mixed Use High 

Intensity,” which encourages a variety and mix of uses and densities. Uses 

are to be oriented to the streets, with public spaces and amenities serving as 

the prominent features of the public realm. The townhome site plan that is 

running concurrently with the plat is consistent with the Comprehensive 

Plan and the Growth Framework goals and vision.  

 

The request complies with this criterion. 

 

(b) The development and infrastructure is arranged in a manner to minimize impacts of 

geologic hazards, environmentally sensitive areas, wildlife habitat, or other nature 

features of the land.  
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Staff Comment:  The property is currently vacant land surrounded by existing and future 

developments within the Centerplace development area. There are no 

identified wildlife habitats or other sensitive areas within the site. Utility 

infrastructure is located around the property in anticipation of future 

development of this parcel of land.  

 

The request complies with this criterion. 

 

(c) The arrangement and proposed design of streets, blocks, and open spaces meet the 

development and design standards of the subdivision regulations and are coordinated 

with existing or potential development on adjacent property. 

 

Staff Comment:  The subdivision design is consistent with the R-M development and design 

criteria of the City’s current development regulations. The preliminary 

subdivision plat precedes a site development plan that is concurrently being 

reviewed by staff in accordance with development code criteria.  

 

This request complies with this criterion. 

 

(d) The proposed blocks and lots are capable of meeting all development and site design 

standards under the applicable zoning district. 

 

Staff Comment:  The design is consistent with the R-M zoning criteria of the current 

development code.  

 

This request complies with this criterion. 

 

(e) The application demonstrates a preliminary likelihood of being able to meet the 

design, construction, performance, and maintenance requirements for all required 

improvements. 

 

Staff Comment:  The applicant submitted their preliminary construction plans for concurrent 

review with the preliminary plat. City staff and referral agencies have 

reviewed the preliminary construction plans and will work through final 

details and logistics as part of the final plan submittal if the preliminary plat 

is approved.  

 

The request complies with this criterion. 

 

(f) Any phasing is clearly indicated and demonstrates a logical and coordinated 

approach to development, and the timing, location, and construction of amenities is 

consistent throughout phases.  
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Staff Comment:  The applicant anticipates completing all infrastructure as one phase. 

Construction of homes will progress through the development to mitigate 

traffic and ensure a safe environment as residents move in to completed 

homes.  

 

 The request complies with this criterion. 

 

(g) Any impacts identified by specific studies or technical reports, including a review of 

storm water, are mitigated with generally accepted and sound planning, engineering, 

and urban design solutions that reflect long-term solutions and sound fiscal 

investments. 

 

Staff Comment:  Staff and referral agencies have reviewed all preliminary plans and studies 

associated with the project and are comfortable with the applicant moving 

forward in providing final studies and working through any minor 

comments as part of the final subdivision plat process.  

 

The request complies with this criterion. 

 

(h) The design does not impede the construction of anticipated or planned future public 

infrastructure within the area or deter future development of adjacent property from 

meeting the goals and policies of the Comprehensive Plan.  

 

Staff Comment:  The applicant is required to construct on-site and appropriate off-site utility 

and roadway infrastructure to serve the development. The current design 

does not impede anticipated or planned future public infrastructure and does 

not deter adjacent property development. Staff are not aware of any other 

major infrastructure projects planned for this area. 

 

This request complies with this criterion. 

 

(i) The recommendations of professional staff or any other referral agencies authorized 

to review the subdivision plan. 

 

Staff Comment: Staff and referral agencies have reviewed all preliminary plans and studies 

associated with the project and are comfortable with the application as 

presented. The applicant will finalize all plans and studies as part of the final 

subdivision plat process if the preliminary plat is approved.  

 

The request complies with this criterion 

 

Consistency with the Land Use Chapter of the Comprehensive Plan.  

The following Comprehensive Plan goals are met with this Preliminary Plat proposal: 

o EH-2: Integrate healthy living into community planning and development. 
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▪ The proposal provides convenient and walkable access by future residents 

of the development to adjacent retail, restaurants, and service uses, as well 

as nearby parks and trails.   

o CG-2: Promote a balanced mix and distribution of land uses. 

▪ The preliminary plat follows the vision of the area to offer a mix of 

residential product types as part of a mixed-use neighborhood and transition 

from the centerplace shopping area to the single-family detached housing 

located one block to the north. 

o CG06: Maintain and enhance the character and inter-connectivity of Greeley’s 

neighborhoods. 

▪ The preliminary plat and concurrently reviewed site development plan 

provides additional housing options for residents, supporting the adjacent 

centerplace commercial center. The site is in walking distance to many of 

these businesses, as well as nearby transit stops, parks and trails.  

o HO-2: Encourage a broad diversity of housing options. 

▪ The preliminary plat and a concurrently reviewed site development plan 

provides increases housing availability and options near a critical 

commercial center within the community.  

 

 

F. PHYSICAL SITE CHARACTERISTICS 

 

1. HAZARDS 

There are no known hazards on the site. 

 

2. WILDLIFE 

There are no known significant wildlife species in the subject area. Any active prairie dog 

holes that may exist within the development area must be mitigated to comply with Section 

24-1004 of the City of Greeley’s Development Code.  

 

3. FLOODPLAIN  

The subject property is not in the floodway or floodplain as identified by Federal 

Emergency Management Administration (FEMA) flood data. 

 

4. DRAINAGE AND EROSION 

The applicant provided a preliminary drainage report which was reviewed with the 

preliminary plat submittal. A final drainage report, sediment and erosion control plan, and 

stormwater management plan would be provided with the final plat application. 

 

5. TRANSPORTATION 

A traffic memo was provided with the preliminary plat application. The entire development 

is projected to generate 220 trips per day with 10 to 20 occurring during peak hours, all of 
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which would load into 24th Street Road. Movements associated with this development are 

projected to operate at a level of service B or better through a projection date of 2040. 

 

No traffic operational issues are anticipated, and no additional roadway improvements are 

warranted with the proposed development. 

 

 

G. SERVICES 

1. WATER 

Water is considered adequate for the proposed townhome use and related demand. 

Proposed connection would be via an 8” water main located along 24th Street Road and 

an 8” water main on the adjacent property to the east. 

 

2. SANITATION  

Sanitary sewer is considered adequate for the proposed townhome use and related demand. 

Proposed connection would be via an 8” sanitary sewer main located on the east side of the 

development. 

 

3. EMERGENCY SERVICES 

The subject site is served by municipal Fire and Police services. The City of Greeley’s Fire 

Station #5, located on 24th Street is the nearest fire station; approximately 1.3 miles west 

from the subject site.  

 

The nearest police station is located on 10th Street and 28th Avenue, approximately 3.1 

miles from the subject site.  

 

4. PARKS / OPEN SPACES 

Cash-in-lieu of land dedication would be required to be paid prior to the recordation of 

the final plat. The anticipated parkland dedication requirement is .79 acres and the cash-

in-lieu fee for the proposed 30 single-family attached residential lots is $39,092.63. 

 

5. SCHOOLS 

The proposed project is located within Greeley-Evans School District 6. School land 

dedication in the form of cash-in-lieu is payable to the School District prior to the 

recordation of the final plat. 

 

H. NEIGHBORHOOD IMPACTS 

1. VISUAL 

As this lot is currently vacant, future development of the created single-family lots may 

result in a visual impact to existing homes to the west. Any development would be required 

to comply with the City of Greeley development standards and building and design 

guidelines.  
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2. NOISE 

No impacts are anticipated. Any potential noise created by this development would be 

regulated by the Municipal Code. 

 

 

I. PUBLIC NOTICE AND COMMENT 

Neighborhood courtesy notices for the hearing were mailed to surrounding property owners within 

500 feet on July 7, 2022, and a notice was published on the City’s website per Development Code 

requirements. A sign was posted on the site on July 7, 2022. As of the finalization of this report 

no written comments have been received. 

 

 

J. PLANNING COMMISSION RECOMMENDED MOTION 

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

the Centerplace North Subdivision 6th Filing Preliminary Plat is in compliance with the provisions 

of the Subdivision Regulations and Development Code criteria outlined in Section 24-203 and 

therefore approves the preliminary plat as presented.  

 

 ALTERNATIVE MOTION 

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

that the Centerplace North Subdivision 6th Filing Preliminary Plat is not in compliance with 

the provisions of the Subdivision Regulations and Development Code criteria outlined in 

Section 24-203 and therefore denies the preliminary plat as presented.  

 

ATTACHMENTS 

Attachment A –Vicinity Map 

Attachment B – Narrative 

Attachment C – Preliminary Plat  
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CENTERPLACE 

DEVELOPMENT NARRATIVE 

 

 The location of the subject property is at the northeast corner of 42nd Avenue and 

24th Street adjacent to the Center Place retail center. The property is currently zoned RM.  

 

 Our proposal is a 30-unit town home development that will further help fulfill 

Greeley’s need for more entry level and affordable housing. Our project at Park Crossing 

with 63 units was very successful selling 63 entry level priced townhomes in 60 days. Our 

plan is to replicate that product on this site with similar price points and updated exterior 

colors.  

 

Greeley’s Housing Shortage 

 A February 2019 article in the Greeley Tribune reported that The City of Greeley is 

short an estimated 1,100 homes because of the effects of the Great Recession. Financing 

challenges during this period from 2008 – 2013 caused a failure in housing product getting 

to market. Further compounding this problem is the population growth that has persisted 

in Greeley, and to a larger extent, Northern Colorado. According to the Census Bureau, the 

Metropolitan Statistical Area that Greeley is included in was the fourth fastest growing MSA 

in 2017. Add to all of that, the rising cost of raw water has led to development challenges in 

the region. 

 

The City formed a task force to come up with a plan to address these concerns. Their 

aggressive plan to build 5,557 homes in the next 5 years included 

Allow detached homes, reduce lot sizes and encourage more complete 

neighborhoods 

cotek
Text Box
Attachment B
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- Minimize development costs for affordable housing 

- Improve the housing product mix 

- Address rising raw water costs 

- Encourage home ownership 

Calling for more diversity in single family homes, including ADU’s, town homes and 

attached homes 

 Additionally, the task force suggested providing incentives to developers to build 

permanent affordable housing and encouraging complete neighborhoods — those that 

allow people to meet their daily needs within a 20-minute walk. 

Greeley Community Development Director Brad Mueller told council members the 

plan is an outline of solutions the city could implement in the future. The potential 

solutions to the city’s housing problem range from encouraging manufactured homes to 

creating incentives for developers to addressing the rising cost of raw water. 

“This is itself a plan,” he said. “It is not a specific set of policies or a code we’re asking for 

you to adopt, but a roadmap.” 

 Mayor John Gates said Greeley is in a unique position to grow in terms of housing. 

“I think it’s clear we love this plan,” he said. 

 

ARTICLE CREDIT – Sara Knuth - https://www.greeleytribune.com/news/a-look-at-the-ambitious-housing-plan-greeley-is-considering/ 

   https://www.greeleytribune.com/news/greeley-city-council-votes-to-approve-ambitious-plan-for-housing/ 

Our proposal follows this roadmap almost to the letter. Our end user will be within 

a 10-minute walk to Safeway, Target, and numerous restaurants and services. Easy access 

to Highway 34 will be attractive as well. Given the opening of the 260,000+ square feet of 

medical services and the massive growth around the property in the last 5 years we feel 

that there is no better time to implement this type of project in this location. 

 

Development Features 

https://www.greeleytribune.com/news/a-look-at-the-ambitious-housing-plan-greeley-is-considering/
https://www.greeleytribune.com/news/greeley-city-council-votes-to-approve-ambitious-plan-for-housing/
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 Our development proposal includes some features intended to benefit the 

surrounding neighborhood and create a look and feel that community members will be 

happy with. 

 

First, we will use an alley loaded approach to the garages in the development. This 

will present the surrounding neighbors with front doors and small landscaped yards. We 

feel this is preferable to outer facing garages.   

We offer various amenities such as 9-foot ceilings on both floors, quartz 

countertops, undermount sinks, electronic locks, push button disposals, tile showers, over 

sized tubs, can LED lighting, garage key pads etc. 

Another unique feature we will include is a 22-foot garage. Many of the of the 

surrounding housing developments seem to have an issue with fitting larger trucks in the 

garages. Given high volume of such vehicles in the area, it is our intention to provide our 

end user with adequate space to park their vehicles in their unit garages. We believe this 

will add to the look and feel of the development by limiting the number of vehicles parked 

not in the complex. Our Park Crossing project is 2/3 completed and we have noticed that 

our execution of large garages and large garage aprons have allowed the parking for the 

project to be self-contained.  

The project will be surrounded with sidewalks making for plenty of foot traffic access and 

circulation.  

We will have a pocket dog park for residences to be able to walk their dogs. 

 

Development Timeline 

 The infrastructure portion of the project will be completed all at once. We anticipate 

the build to be 90-120 days. We anticipate building the 30 units all at once with a 6-8-month 

construction schedule commencing as soon as we sufficient infrastructure in place. 
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