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Development Services 
Current Planning 

500 East Third Street, Suite 310    Loveland, CO  80537 

(970) 962-2523    Fax (970) 962-2945    TDD (970) 962-2620 
www.cityofloveland.org 

Planning Commission Staff Report  

January 28, 2013 

 

Agenda #: Consent Agenda - 1 

Title: Mirasol Green House Homes 

Preliminary Development Plan  

Applicant: Housing Authority of the City of 

Loveland 

Request: Preliminary Development Plan  

Location: Southeast corner of the intersection 

of South St. Louis Avenue and 

Bunting Place 

Existing Zoning: Planned Unit Development  

Proposed Use: Development of green house 

skilled nursing homes 

Staff Planner: Kerri Burchett 

 

  

Staff Recommendation  
Subject to additional evidence presented at the public 

hearing, City staff recommends the following motions: 
 

Recommended Motions: 

1. Move to make the findings listed in Section VIII of 

the Planning Commission staff report dated 

January 28, 2013 and, based on those findings, 

approve Resolution #13-02 thereby approving the 

Mirasol Green House Homes Preliminary 

Development Plan subject to the conditions listed in 

said report, as amended on the record.   

 
 

 

 

Summary of Analysis 

This is a public hearing to consider a preliminary development plan (PDP) to construct skilled nursing homes 

within the Mirasol Community PUD. The PUD was developed by the Housing Authority of the City of 

Loveland and was designed as an affordable senior housing development.  The PDP site is located at the 

southeast corner of South St. Louis Avenue and Bunting Place and represents the final phase of development 

within the PUD.  

The PDP proposes the development of six one-story skilled nursing homes on 5.1 acres. The homes are called 

"green house homes" and are modeled after an innovative new approach to skilled nursing that creates a 

home environment for residents. Each building is approximately 7,900 square feet and contains 10 one-

bedroom units, a central kitchen and living space, and a one-car garage to facilitate drop-off and pick-up of 

the residents. The PDP also proposes a 2,614 square foot administrative building located central to the homes 

and a pedestrian path around the perimeter of the site. The pedestrian path connects to the existing  trail 

network in the PUD and completes the overall pedestrian circulation of the Mirasol development.   

Staff believes that all key issues have been resolved based on City Code and standards contained in the PUD. 

Neighbors and residents attending the neighborhood meeting were supportive of the project and did not voice 

objections concerning the development proposal.  
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I. SUMMARY 

 

This application is for a preliminary development plan in the Mirasol Community PUD. The property, 

which is approximately 5.1 acres, is located at the southeast corner of the intersection of South St. Louis 

Avenue and Bunting Place. The PUD was developed by the Housing Authority of the City of Loveland 

and was designed as an affordable senior housing community providing a variety of for-sale and for-rent 

single family, duplex and independent living apartments.  Phase 1 of the development has been 

completed, which included a 48 unit apartment complex, 55 single family/duplex units and a centralized 

community building. Phase II, which consisted of a 60-unit independent living apartment complex, is 

currently under construction.  The proposed PDP is the final phase of development in the Mirasol 

Community PUD.  

 

The PDP proposes the development of skilled homes on Lots 1 and 2, Block 2 of the Mirasol Second 

Subdivision.  The skilled nursing homes are called "green house homes" and are modeled after an new, 

innovative approach that creates a home environment for residents.  The project would consist of six 

separate one-story buildings of approximately 7,900 square feet. Each building would contain 10 one-

bedroom rooms, a central kitchen and living space, and a one-car garage to facilitate drop-off and pick-up 

of the residents. The PDP also proposes a 2,614 square foot administrative building located in the center 

of the development and a pedestrian path along the perimeter of the PDP. The pedestrian path connects to 

the existing trail network and completes the pedestrian trail loop around the entire PUD.  
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II. ATTACHMENTS 

 

1. Planning Commission Resolution 

2. Applicant's narrative 

3. Traffic Excerpts 

4. Preliminary Development Plan 

 

III. VICINITY MAP  

 

IV. SITE DATA 
 

ACREAGE OF PDP-GROSS ....................................................... 5.15 AC  

MASTER PLAN DESIGNATION .................................................. MEDIUM DENSITY RESIDENTIAL  

EXISTING ZONING.................................................................... MIRASOL COMMUNITY PUD 

EXISTING USE .......................................................................... VACANT 

ACREAGE OF OPEN SPACE ....................................................... 2.16 AC (42% OF SITE)  

NUMBER OF DWELLING UNITS PROPOSED ............................. 6 SKILLED NURSING HOMES, 60 BEDROOM UNITS 

 

EXIST ADJ ZONING & USE - NORTH ........................................ COUNTY FA FARMING & DR DEVELOPING 

RESOURCE – RESIDENTIAL   

EXIST ADJ ZONING & USE - SOUTH ........................................ COUNTY FA FARMING - VACANT 

EXIST ADJ ZONING & USE - WEST .......................................... COUNTY FA FARMING – RES & MINI STORAGE   

EXIST ADJ ZONING & USE - EAST ........................................... PUD /  SF & MF RESIDENTIAL  

UTILITY SERVICE – WATER, SEWER & ELECTRIC ................... CITY OF LOVELAND  
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V. KEY ISSUES 

 

City staff believes that all key issues have been addressed in the development proposal. At the 

neighborhood meeting, residents were supportive of the project and did not identify any concerns.  

 

 

VI. BACKGROUND 

The following represents a timeline for the background of the development: 

April 5, 2005 City Council approval of the annexation and zoning for the Mirasol Community 

PUD. The PUD established zoning for a maximum of 200 residential units. The 

GDP created development standards designed for a senior housing community for 

individuals 55 years of age or older and offered a variety of qualified affordable 

for-sale and for-rent single family, duplex and independent living apartments. 

   

August 22, 2005 Planning Commission approval of the Preliminary Development Plan and Plat for 

Mirasol First Subdivision (Phase 1 of the PUD). 

 

February 17, 2006 City approval of the Final Development Plan and Plat for Mirasol First 

Subdivision. Phase 1 of the development included forty-nine independent living 

apartment units, along with 11 single family homes and 44 duplex units. To date, 

the apartment units, community building and 37 of the single family/duplex homes 

have been constructed.  

 

August 9, 2010 Planning Commission approval of a Preliminary Development Plan for Phase II of 

the development, which permitted the construction of a 60 unit independent living 

apartment building. 

 

September 7, 2010 City Council approval of the first amendment to the GDP to increase the number of 

units, adjust parking ratios, modify building heights for Phase II of the 

development. 

 

November 6, 2012 City Council approval of the second GDP amendment to increase the number of 

units and adjust parking ratios for Phase III of the PUD. 

 

 

VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 

 

A. Notification: An affidavit was received from Jeff Shera with Lantz-Boggio Architects certifying 

that written notice was mailed to all property owners within 500 feet of the property on January 11, 

2013 and notices were posted in prominent locations on the perimeter on January 11, 2013.  In 

addition, a notice was published in the Reporter Herald on January 12, 2013.   

 

B. Neighborhood Response: A neighborhood meeting was held at 5:00 p.m. on November 29, 2012 in 

the Mirasol Community Room. The meeting was attended by 8 neighbors and residents of the 

development, along with the applicant, City staff and consultants. Generally, those attending the 

meeting were supportive of the request. Questions raised focused primarily on the details and costs 

of the care provided at the facility and construction timing.    
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VIII. FINDINGS AND ANALYSIS 

 

The chapters and sections cited below are from the Loveland Municipal Code pertaining to PUD 

Preliminary Development Plans. Applicable findings contained in the Municipal Code are specified in 

italic print followed by the staff analysis as to whether the findings are met by the submitted application.   

 

A. Land Use  

1. Section 18.41.050.E.2.a: The preliminary development plan conforms to the general 

development plan on file with the city where the property is being developed in phases. 

 

Current Planning: Staff believes that this finding can be met based on the following facts: 

 

 Greenhouse/skilled nursing homes is a permitted use on the subject property, as established 

in the GDP. 

 A GDP Amendment was approved in November of 2012 that granted the approval of the 

proposed density on these parcels and the number of units requested in the PDP. The GDP 

Amendment also reduced the required off-street parking ratio from 1.5 spaces per unit to 

1.0 space per unit, which is consistent with the proposed number of parking spaces 

requested in the PDP. 

 The architecture is consistent with the development standards contained in the GDP and 

will be compatible with the existing structures developed in the PUD.   

 The PDP requests, and City staff supports, a 1 foot setback variation to the setbacks 

standards in the GDP. The PDP proposes a 14 foot setback from the Finch Street right-of-

way which is needed for the corner of the northeastern most building. The GDP established 

a 15 foot setback requirement measured from property lines. The setback variation is 

necessary to provide adequate space for the perimeter pedestrian trail and landscape 

screening of the adjacent mini storage facility. With the setback variation requested, the 

building would be located approximately 25 feet from the edge of pavement on Finch 

Street. On Finch Street, there is approximately 11 feet of right-of-way located between the 

property line and the edge of the roadway that includes a detached sidewalk and treelawn. 

City staff believes that the proposed 14 foot setback meets the intent of the GDP standard 

and will provide safe sight distances. City staff therefore supports the variation requested.  

 

2. Section 18.41.050.E.2.b  The preliminary development plan meets the intent and objectives of 

Chapter 18.41 and the factors set forth in Section 18.41.050(D)(4)(b) and (c). 

 

A. Section 18.41.050.D.4(b): Whether the proposed development will have a detrimental 

impact on property that is in sufficient proximity to the proposed development to be 

affected by it. If such impacts exist, the planning division shall recommend either 

disapproval or reasonable conditions designed to mitigate the negative impacts.  

 

Current Planning: Staff believes that this finding can be met based on the following facts: 

 The PDP incorporates design standards, architecture and landscaping consistent and 

compatible with surrounding properties. The green house homes consist of a one-story 

residential design that will provide an attractive image as viewed from South St. Louis 

Avenue, Bunting Place and Finch Street. Landscape bufferyards have been incorporated 

along perimeter edges of the PDP in compliance with City standards. 
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 No concerns regarding the PDP proposal were voiced at the neighborhood meeting. Those 

in attendance were supportive of the land use, circulation and overall design of the site. 

 

B. Section 18.41.050.D.4(c): Whether the proposed development will be complementary to 

and in harmony with existing development and future development plans for the area in 

which the proposed development is to take place by: 

(i) Incorporating natural physical features into the development design and providing 

sufficient open spaces considering the type and intensity of use. 

(ii) Incorporating site planning techniques that will foster the implementation of the 

city's master  plans, and encourage a land use pattern that will support a balanced 

transportation system, including auto, bike, and pedestrian traffic, public or mass 

transit, and the cost effective delivery of other municipal services consistent with 

adopted plans, policies and regulations of the City.  

(iii) Incorporating physical design features that will provide a transition between the 

project and adjacent land uses through the provisions of an attractive entryway, edges 

along public streets, architectural design, and appropriate height and bulk restrictions 

on structures. 

(iv) Incorporating identified environmentally sensitive areas, including but not limited 

to wetlands and wildlife corridors, into the project design. 

(v) Incorporating elements of community-wide significance as identified in the town 

image map. 

(vii) Incorporating an overall plan for the design of the streetscape within the project, 

including landscaping, auto parking, bicycle and pedestrian circulation, architecture, 

placement of buildings and street furniture. 

 

Current Planning: Staff believes that these findings can be met based on the following facts:  

 (finding i) Passive and active open space is provided through-out the development, 

including walking trails and pedestrian benches connecting to surrounding streets and a 

centralized community clubhouse. A pedestrian path will be developed in conjunction with 

the PDP around the perimeter of the site, connecting to St. Louis Avenue and the existing 

trail network. The pedestrian trail will complete the perimeter trail network around the 

PUD. The PDP also designates approximately 42 percent of the site as open space.   

 (finding ii) Specific site planning techniques have been incorporated into the PUD to 

promote safety for pedestrians in the senior community. This includes traffic calming 

devices and neck-downs to lessen the amount of pavement that a pedestrian must cross at 

an intersection. These techniques promote the philosophies of the City’s master plan. 

 (finding iii) The PDP incorporates design elements that will create attractive edges, 

including detached sidewalks with a treelawn, bufferyards, and open rail fence designs 

along South St. Louis Avenue. All landscaping is in compliance with or exceeds City 

bufferyard standards. The southern boundary of the PDP is located adjacent to a mini-

storage use in Larimer County. The PDP provides landscaping along this edge to serve as a 

transition to the nonresidential use and for enhanced screening of the storage use for the 

residents of the development. The north and east edges of the PDP are located adjacent to 

other compatible senior living homes and apartments within the PUD.  

 (finding iv) There are no environmentally sensitive areas within the PDP boundaries. 

 (finding v) There are no elements of community-wide significance identified in the town 

image map within the PDP boundaries. 
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 (finding vii) Adjacent streets including South St. Louis Avenue, Bunting Place and Finch 

Street are existing. Improvements to St. Louis Avenue including the streetscape were 

approved with the previous PDP for the senior living apartments and conditioned to be 

installed with the green house homes PDP. The placement of buildings and architecture 

will create an attractive image of the project as viewed from the adjacent streets.    

 

3. Section 18.41.050.E.2.c: The PDP complies with applicable land use and development 

regulations in effect as of the date that the GDP was approved and any land use and 

development regulations adopted by the City after that date if the Planning Division and 

Planning Commission expressly find that compliance with such regulations is necessary to 

protect public health, safety, and welfare. 

 

Current Planning: Staff believes that this finding can be met based on the following fact: 

 The PDP complies with applicable development regulations for land use and infrastructure 

provisions in effect when the GDP was established as well as existing City regulations. 

Please reference the analysis contained in Section B, below, provided by City reviewers for 

additional information.  

 

B. City Utilities and Services 

 

1. Section 18.41.050.D.4.b: Development permitted by the PDP will not negatively impact traffic 

in the area or City utilities.  If such impacts exist, Section 18.41.050.D.4(b) of the Loveland 

Municipal Code requires City staff to recommend either disapproval of the PDP or reasonable 

conditions designed to mitigate the negative impacts. 

2. Section 18.41.050.D.4.c: Whether development permitted by the PDP will be complementary 

to and in harmony with existing development and future development plans for the area in 

which the PDP is located by incorporating public facilities or infrastructure, or cash-in-lieu, 

that are reasonably related to the proposed development so that the proposed development 

will not negatively  impact the levels of service of the City's services and facilities. 

 

Transportation Engineering:  Staff believes that these findings can be met based on the following 

facts: 

 

 A Traffic Impact Study has been submitted with the Mirasol Green Houses PDP which 

demonstrates that the transportation system, incorporating the required roadway 

improvements, can adequately serve the land uses proposed.  

 Primary access to the site will be from the existing full movement access to St. Louis 

Avenue. The project will be responsible for constructed the ultimate curb, gutter, and 

detached sidewalk along St. Louis Avenue adjacent to the property.  

 The applicant’s traffic engineer, Matt Delich, P.E., has submitted a Traffic Impact Study 

(TIS) that indicates that the traffic associated with the proposed development will meet the 

City’s standards. The proposed Mirasol Green Houses PDP is estimated to generate 

approximately 120 daily trips, 10 weekday AM peak hour trips, and 13 weekday PM peak 

hour trips. Excerpts from the Traffic Impact Study are included in Attachment 3. 

 The development of the subject property pursuant to any of the uses requested in the PDP 

will not adversely impact any existing City infrastructure when typical roadway 

improvements are constructed. A positive determination of adequacy for transportation 

facilities for the proposed PDP has been made. 
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Fire Prevention: Staff believes that these findings can be met based on the following facts: 

 The development will comply with the requirements in the ACF Ordinance for response 

distance requirements from the first due Engine Company (Station 1). 

 The development will not negatively  impact fire protection for the subject development or 

surrounding properties. 

 

Water/Wastewater: Staff believes that these findings can be met based on the following facts: 

 This development is situated within the boundaries of and accommodated by the City’s 

water and wastewater master plans. It is also within the City’s current service area for both 

water and wastewater; 

 The PDP request is consistent with the Department’s Water and Wastewater master plan and 

will not negatively impact City water and wastewater facilities; 

 The proposed development is in harmony with existing and future development and 

incorporates public infrastructure designed so that the proposed development will not 

negatively impact the levels of service of the City utilities adjacent to the development. 

 

Stormwater: Staff believes that these findings can be met based on the following facts: 

 Proposed stormwater facilities will adequately detain and release stormwater runoff in a 

manner that will eliminate off-site impacts. 

 When designed and constructed, the development will not negatively affect City storm 

drainage utilities. 

 There are no irrigation ditches, natural drainage courses or open channels that traverse the 

site. 

 

Power: Staff believes that these findings can be met based on the following facts: 

 

 Three-phase 200-amp underground vaults are located at the northeast corner of the 

roundabout of Finch Street and Finch Place and the southeast corner of South St. Louis 

Avenue and Bunting Place. Three-phase power can be extended through the proposed 

development at the developer’s expense from these two vaults, per City Municipal Code. 

 The Mirasol development is a current customer of the City of Loveland electric system. 

Development of the property will require additional electric service. The cost for any 

upgrades or changes to the existing facilities as a result of additional load required will be 

the responsibility of the developer.  
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IX. RECOMMENDED CONDITIONS 

 

The following conditions are recommended by City Staff.   

 

Current Planning  

 

1. Prior to the issuance of any building permit within the PDP boundaries, all landscaping in the public 

rights-of-way and associated irrigation water meters, irrigation water meter activation fees, and 

irrigation systems shall be installed by the Developer or financially secured with the City in an 

amount equal to 110% of the costs for installation. 

 

2. Prior to the issuance of any certificate of occupancy within the PDP boundaries, all site landscaping, 

associated irrigation water meters and activation fees, irrigation systems, and common area amenities 

including pedestrian pathways, lighting, and benches as depicted in the PDP, shall be either installed 

by the Developer or financially secured with the City in an amount equal to 110% of the costs for 

installation.  

 

3. Financial security for all landscape ground cover proposed to be seeded, shall remain in place with the 

City for two growing seasons to ensure proper germination and the establishment of a substantial 

weed free ground cover.  

 

4. The lighting levels in the photometric plan shall comply with Section 3.09 in the Site Development 

Performance Standards. The number and arrangement of the light fixtures may need to be adjusted in 

the FDP to demonstrate compliance with the lighting level requirements.  

 

5. Prior to the approval of a final development plan, all public easements necessary to accommodate 

utilities on the site shall be dedicated to the City either through a subdivision plat or a separate 

recorded deed of dedication.   

 

Transportation Engineering 

 

6. Notwithstanding any information presented in the Preliminary Development Plan (PDP) or 

accompanying construction plan documents (text or graphical depictions), all public improvements 

shall comply with the Larimer County Urban Area Street Standards (LCUASS) as amended, unless 

specific variances are requested and approved in writing.  

 

7. Prior to the issuance of any building permits within the PDP; the Developer shall design and construct 

the ultimate curb, gutter, pavement widening, and detached sidewalk along St. Louis Avenue adjacent 

to the property per the criteria set forth in the LCUASS.  

 

8. The Developer will be responsible for either removing the existing shrub at the northeast corner of St. 

Louis Avenue and Bunting Place or pruning the shrub to the right-of-way line for perpetuity in order 

to meet the LCUASS sight distance criteria. 
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1. Contact the Utility Notification Center of Colorado, at least (3) business days prior to
construction. The contractor shall verify the location of all utilities in the field prior to
excavation / digging.

2. Street Lights: Canopy trees shall be planted no closer than (40) feet, and Ornamental
Trees shall be planted no closer than (15) feet from street lights.

3. Trees shall be planted no closer than (10) and Shrubs no closer than (5) feet from water
and sewer mains.

8. Trees shall be planted no closer than (4) feet from Gas, Electric and Telephone
utilities.Trees shall not be planted beneath overhead power lines.

9. No tree shall be planted where the distance between a curb and detached sidewalk is
less than (4) feet.

10. No tree shall be planted closer than (2.5) feet from the face of the curb.

11. No plants that mature to a height of more than (6) inches shall be planted within (3) feet
of a Fire Hydrant.

12. No plant with a mature height of 24" or more shall be planted within a sight distance
triangle. Deciduous trees branched to a height of 6 ft. above the curb line are permitted.

13. Plant locations may be modified in the field to maintain separation criteria. Contractor
shall notify the Owner of modifications prior to planting or eliminating plants from the
contract.

PLANT  SEPARATION CRITERIA:

Landscaping has been designed to be in context with the Mirasol community. A unique plant
palette has been chosen for the front entrance of each unit. Courtyard and patio landscaping
has been arranged to create outdoor rooms and provide seasonal color and interest. Plant
species have been selected for their xeric properties and overall hardiness, and have been
grouped according to water requirements, exposure and slope.

DESIGN CONCEPT:

GENERAL NOTES:
1. All landscaping shall be irrigated with an automatic sprinkler system. Sod and seed areas

shall receive pop-up spray or rotary sprinklers. Planting beds shall receive low volume
drip irrigation. The irrigation system will be zoned to irrigate sod, seed and planting beds
separately. RE: Irrigation Plan

3. Soil Preparation: Prior to fine grading the soil in all landscaped areas shall be thoroughly
loosened to a depth of 6in to 8 in. by ripping or tilling. Remove all unsuitable soil and
debris (including rocks) that are 3 in. or larger in diameter. Till to Incorporate soil
amendments to a depth of 6 in. Soil amendments included compost that is appropriate
for the plantings, site design and soil conditions. Soil amendments shall be applied at a
minimum rate of 3 cu. yd. / 1000 sq. ft.

4. Fine grade shall maintain positive drainage away from structures, with smooth flowing land
forms that are uniformly compacted for planting, and free of vegetation, surface debris,
bumps, and/or depressions.

5. Soil backfill for all plantings shall be amended with dairy compost (or approved equal) at a
rate of 1/3 compost to 2/3 soil excavated from the planting pit.

6. All plant material shall meet AAN standards for number one grade and shall be sized as
specified on the Landscape Plan.

7. Quantity, container type / size, and species of plant material shall be consistent with the
approved landscape plan. In the event of conflict between plant quantities in the plant
schedule and species illustrated, the species and quantities illustrated shall be provided.

8. All landscaping shall be installed according to sound horticultural plantings in an manner
to promote quick establishment and healthy growth. Landscape and irrigation shall be
warranted for one (1) full year after final acceptance.

9. All landscaping, including such in the R.O.W. shall be maintained by the Contractor up to
final acceptance.  Upon final acceptance the Owner will be responsible for all
maintenance. Maintenance of the landscape and irrigation system shall include mowing,
pruning, watering, fertilizing, irrigation system maintenance and weed control.

10. Shrub bed areas shall be mulched with to a depth of 3 in. with 2 in-4 in tan river cobble
installed over weed barrier fabric. Fabric seams to have a minimum overlap of 6 in. Install
3 in. depth of shredded redwood mulch over the root ball of each tree and shrub.

11.  All perennial and ornamental grass areas shall be mulched with a 4" depth of shredded
redwood mulch.

12. All shrub bed areas shall be edged with 4 in. green, rolled top, interlocking steel edging.

13. The landscaping shall be either installed or escrow shall be provided for all landscaping
and pedestrian amenities.

SEEDING NOTES:
1. Seeding shall take place after soil preparation and final grade

activities are complete.

2. Seed with a Brillion style seeder in two perpendicular passes. In
areas that are inaccessible by equipment, spread seed evenly with a
broadcast spreader and cover lightly with 14" in. of soil.

3. Water seed to maintain proper moisture for proper germination.
Monitor irrigation application and frequency to prevent soil erosion.

4. Adjust irrigation according to root system establishment. Mow for
initial weed control after the grass is mature.

5. During the warranty period. Provide weed control that is appropriate
for the grass type and season.

6. Dura Turf Plus Seed Mix - Seed Rate: 5 lbs / 1,000 sf
80% Tall Fescue Blend, Emerald III
10% Perennial Ryegrass, Palace
10% Kentucky Bluegrass

7. Low Grow Mix - Seed Rate: 5 lbs / 1,000 sf
30% Ephraim Crested Wheatgrass
25% Sheep Fescue
20% Perennial Rye
15% Chewings Fescue
10% Kentucky Bluegrass

PLANT SCHEDULE:

5 of 10

LANDSCAPE COVER

SHEET

MIRASOL  COMMUNITY - PRELIMINARY DEVELOPMENT PLAN17 DECEMBER 2012

Ph: (970) 667-3232

375 W. 37TH STREET
LOVELAND, CO 80538

CITY OF LOVELAND HOUSING AUTHORITY 

NORTH STAR DESIGN, INC

Ph: (970) 686-6939
Windsor, Colorado 80550
700 Automation Dr., Unit 1

Fax: (970) 686-1186

Fax: (303) 773-8709

Englewood, Colorado 80111
5650 DTC Parkway, Suite 200

Ph: (303) 773-0436

LANTZ-BOGGIO ARCHITECTS, P.C.

DECEMBER 17, 2012

2011.33

LOVELAND, COLORADO

MIRASOL 

COMMUNITY

DEVELOPMENT PLAN

Fax: (970) 278-9904

CENTENNIAL DESIGN, LLC

Ph: (970) 217-4955
Berthoud, Colorado 80513
601 S. 9th St.

PRELIMINARY

ANNUALS COMMON NAME

                        Mixed Annuals

PERENNIALS COMMON NAME

                        Mixed Perennials

                        Mixed Perennials

                        Mixed Perennials

                        Mixed Perennials

SOD/SEED COMMON NAME

                        Drought Tolerant Turf Mix

                        Akansas Valley Low Grow Seed Mix

SYMBOL LEGEND
SYMBOL DESCRIPTION DETAIL

              Open rail cedar fence 5/8

              6` Steel open picket fence (typ) 4/8

              3` high landscape berm

              Bench (1 of 3) 7/8

              Raised  masonry planter 6/8

SYMBOL DESCRIPTION DETAIL

              3` cobble area (typical for building). 2"-4" local river cobble

              Existing treelawn, irrigation, and street trees to remain. Protect in 
place during construction.
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MATCH-LINE Sheet 7

MATCH-LINE Sheet 6

(6)SL

(14)PQ

(6)MG

(9)CL

(33)PM1

(5)PM1

(11)PH

(9)RR

(10)SL

(12)SL

(8)SW

(1)QF

(11)JH

(1)PC

(25)PM1

(26)PM1

(13)RR

(13)HS

(13)HS

(8)SW

(23)SL
(11)RR

(38)PM1
(3)EC
(13)MP

(14)CD

(2)PF

(1)CO
(6)PPB

(2)PF (3)AT (3)AG2
(6)PPB

(3)AT

(3)PB3

(1)CO
(3)PPB

(3)PF
(6)PPB

(3)PE

(5)RA
(1)CO

(2)PE

(10)PM1

(18)PM1

(1)TG
(1)FA

(6)SS

(5)MG

(31)AM

(11)CK

(3)ST

(1)GS

(1)CV2

(11)CAK

(26)PM3

(36)AM

(36)AM
(15)PM3

(15)IR

(6)SS

(5)JS

(5)SS

(7)CAK

(8)CAK

(43)PM4

(1)GI

(12)CAK

(34)PM1
(3)RR

(10)CAK

(3)RR
(26)PM1

(1)CV

(1)CV2

(12)CAK

(22)PM1
(3)RR

(1)PCS

(12)PH

(1)PCS

(1)QB

Monument Sign installed as part of prior Phase 2 improvements (existing)

Open rail cedar fence 4' east of ROW line

Open rail cedar fence 4' east of ROW line (south end)
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MIRASOL DRIVE

Existing street trees to remain (typ)

Prune or remove existing shrub from sight triangle

(69)PM1
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Monument Sign installed as part of prior Phase 2 improvements (existing)
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(1)AG

(11)JH

(3)MG

(2)PF2
(3)AA

(7)MG

(40)PM2

(4)JS

(3)EC

(6)JW

(4)JS

(4)JCS
(1)SJ

(5)MG

(5)SJ

(8)MG

(3)SJ

(3)PN

(1)QR

(1)QB

(1)QR

(1)QB

(1)QR

(1)QB

(3)SJ

(13)SW

(1)SJ

(3)JS

(1)QF

(3)JCS

(2)JS
(1)SJ

(7)PPB

(4)JW
(3)AT

(11)CAK

(7)JS
(10)CD
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(3)SJ

(3)JH
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(25)AM
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(10)SL
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(3)ST

(12)CAK

(6)WR

(9)CL

(5)MI

(1)CS
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(3)JW
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(1)FA
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(8)ST
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(12)HS

(37)AM
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(3)SS

(6)RF

(1)TG

(5)HS
(3)RF

(6)MP

(3)AA

(3)MP
(1)PC

(8)CD

(1)TG

(8)VM

(3)SS

(1)AH
(5)MP
(44)PM3

(3)SW

(1)AH

(3)PB

(3)SW

(3)MP

(3)JS

(5)MP

(1)AH

(2)QM

(5)SW

(1)AG2

(3)CL
(17)SL

(8)WR
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(17)CL

(6)CK
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(1)SJ
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Ph: (970) 667-3232
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MATCH-LINE Sheet 6

(1)JH

(1)JH

(10)SS

(4)SS

(1)PH2

(18)AM

(54)AM

(21)AM

(23)AM

(16)AM

(23)AM

(13)AM

(18)MP

(1)PCS

(1)JH

(1)AH

(1)JH

(1)TG

(6)SS

(8)JH

(1)TG

(7)CI
(15)PM1

(7)SL(3)MI
(5)ST

(4)SS

(4)SS

(4)SS

(4)SS
(1)AH

(8)SO

(3)CV2

(1)PN

(18)MG

(20)MP

(7)CK

(38)PH
(24)PM2

(24)AM

(25)AM
(24)PM2

(13)CK
(11)MP

(5)EC

(11)PM1

(5)PM1

(5)PM1

(1)PC
(3)MP

(7)IR (5)WR

(5)IR

(6)WR

(5)PM1

(16)PM1

(5)MP

(1)PC

(3)MP

(1)QM

(3)PB2

(3)ST

(3)ST

(9)RF

(7)JH

(6)CI

(4)JH

(3)JS

(6)CL

(1)PB2
(15)CL

(3)RF

(7)BB

(5)EC

(29)PM3

(45)AM
(46)AM

(21)PM3

(6)VM

(6)WR

(6)MG
(1)PN

(7)MG
(7)VM

(16)CAK

(4)SS

(7)JH
(6)CK (17)SL

(7)SO

(7)CI

(7)ST

(6)CD
(1)QR

(6)EC

(17)MG

(8)SJ

(6)EC
(11)MG

(5)MG

(1)PN
(6)RR

(6)PM1
(9)BB

(5)RR
(7)BB
(33)PM1

(7)BB
(3)MG

(6)PM1
(4)PM1

(6)BB

(6)BB
(3)PM1

(14)PM1
(1)RR

(2)RR

(3)MG

(7)RR
(3)MG

(14)PM1

(3)RR

(9)PM1

(13)BB

Remove existing turf

and irrigation to

accommodate fire lane.
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(49)SL
(29)CL

(3)MG

(6)RR

(4)HS

(11)HS(14)PM1

(47)AM (32)AM

(27)PM1

(14)HS

(6)RR

(3)SW

(3)MG

(47)PH

(1)JH
(1)AH

(4)JS
(3)SW

(2)JS

(1)PF2
(7)WR

(1)AA

(4)PCS

(2)SS

(3)JH
(3)SS

(3)PP

(1)PC

(2)JH

(2)CO

(1)SJ
(11)MP

(1)SJ

(7)JH

(1)CV
(1)CV

(8)CD

(13)HS

(9)BB

(7)RF

(12)HS (1)CV
(5)CD
(15)PM1
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(1)CO

(5)GK

(7)RA

(5)JW
(3)CV2

(27)MP

(14)PM1

(2)MS

(3)AA

(5)CK
(29)IR

(26)PM4

(39)AM

(36)AM

(23)PM4

(2)JH
(3)SS

(17)CL

(10)CL

(1)TG

(5)WR

(8)BB

(4)SS
(1)JH

(3)SS

(2)PC

(11)PM1
(10)IR
(3)MP

(9)CI
(7)JS

(8)IR

(3)MP

(6)IR

(3)MS

(1)QM

(3)PH2

(22)SL

(8)CD

(5)ST

(2)AA
(5)MP

(1)AA

(1)AH

(4)MG

(1)AA

(1)GI

(1)GI
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(11,360 sf)TL (574 sf)TL
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(1,270 sf)TB
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(2,342 sf)TB

(223 sf)TB

(340 sf)TB

(971 sf)TB

(225 sf)TB

(2,507 sf)TB

(682 sf)TB

(243 sf)TB

(340 sf)TB

(4,071 sf)TL

(471 sf)TB

(249 sf)TB

(997 sf)TB

(464 sf)TB

(192 sf)TB

(714 sf)TB

(371 sf)TB

(4)AG

(1)CS

(1)CS

(1)CS

(2)GS
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LANDSCAPE DETAILS
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PAPER TREE
WRAP TO

10-12 GAUGE 
WIRE, ATTACHED
MIN. 2 FT. 
ABOVE GRADE

REMOVE ROPE
WIRE AND TOP

UNDISTURBED 

FIRST BRANCH

SOIL

PLAN VIEW:

3/4 OF BURLAP

FOR THE FIRST
WINTER, REMOVE
IN SPRING

N

EXCAVATE PLANTING PIT TWICE
THE DIAMETER OF THE ROOT
BALL.  PLANT ROOT BALL 1"-2"
ABOVE EXISTING GRADE

PRUNE DEAD OR
DAMAGED WOOD
PRIOR TO

1 1/4" NYLON TREE
STRAP WITH METAL
GROMMETS.  DON'T

4'-6' STEEL T-POST
IN UNDISTURBED SOIL.

2"-3" OF MULCH

BACKFILL MIX:
1/3 SOIL AMENDMENT
2/3 EXCAVATED SOIL

PLANTING

USE HOSE

AS SPECIFIED,

REMOVE WIRES AND
POSTS AFTER ONE
TO TWO GROWING
SEASONS.

DECIDUOUS TREE PLANTING1

2

ABOVE GRADE

REMOVE ROPE

UNDISTURBED 
SOIL

WIRE AND TOP
3/4 OF BURLAP

PLAN VIEW:

N

10-12 GAUGE

0

1
20

WIRE ATTACHED
MIN. 2 FT.

THREE STAKES FOR
TREES OVER 8'

2/3 EXCAVATED SOIL
1/3 SOIL AMENDMENT

2"-3" OF MULCH
AS SPECIFIED

TWO STAKES FOR
TREES UNDER 8'

TO TWO GROWING
POSTS AFTER ONE
REMOVE WIRES AND
IN UNDISTURBED SOIL.
4'-6' STEEL T-POST

GROMMETS.  DON'T
STRAP WITH METAL
1 1/4" NYLON TREE

BALL.  PLANT ROOT BALL 2"-3"
THE DIAMETER OF THE ROOT
EXCAVATE PLANTING PIT TWICE

BACKFILL MIX:

1 20

1

PLAN VIEW:

18

0

180

SEASONS.

USE HOSE

ABOVE EXISTING GRADE

CONIFEROUS TREE PLANTING2 SHRUB OR PERENNIAL PLANTING3 6` STEEL OPEN PICKET FENCE4

STREET SIDE VIEW OF FENCE

OPEN RAIL CEDAR FENCE5 RAISED MASONRY PLANTER6

BENCH WITH BACK REST

PLAN VIEW

NOTES
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