
  
LOVELAND PLANNING COMMISSION MEETING 

AGENDA 
Monday, July 28, 2014 

500 E. 3rd Street – Council Chambers 
Loveland, CO 80537 

 
THE CITY OF LOVELAND DOES NOT DISCRIMINATE ON THE BASIS OF DISABILITY, RACE, 
CREED, COLOR, GENDER, SEXUAL ORIENTATION, RELIGION, AGE, NATIONAL ORIGIN OR 
ANCESTRY IN THE PROVISION OF SERVICES.  FOR DISABLED PERSONS NEEDING REASONABLE 
ACCOMODATIONS TO ATTEND OR PARTICIPATE IN A CITY SERVICE OR PROGRAM, CALL 962-
2523 OR TDD 962-2620 AS FAR IN ADVANCE AS POSSIBLE. 

 
I. CALL TO ORDER 

II. PLEDGE OF ALLEGIANCE 

III. REPORTS: 

a. Citizen Reports  
This is time for citizens to address the Commission on matters not on the published agenda. 

b. Staff Matters 
Upcoming Commission & City Council items 

c. Committee Reports 

d. Commission Comments 

 

IV. APPROVAL OF MINUTES 
 

Review and approval of the July 14, 2014 Meeting minutes 
 
V. CONSENT AGENDA 

The consent agenda includes items for which no discussion is anticipated. However, any 
Commissioner, staff member or citizen may request removal of an item from the consent agenda for 
discussion. Items removed from the consent agenda will be heard at the beginning of the regular 
agenda. 

Public hearings remaining on the Consent Agenda are considered to have been opened and closed, with 
the information furnished in connection with these items considered as the only evidence presented. 
Adoption of the items remaining on the Consent Agenda is considered as adoption by the Planning 
Commission and acceptance by the Applicant of the staff recommendation for those items. 
 
1. Boyd Lake Village: Master Plan Amendment 

The applicant's request is to modify the Boyd Lake Village Conceptual Master Plan to remove the 
specific primary and non-primary land use designations on the remaining vacant property. The 
removal of the designations will provide the applicant greater flexibility in marketing the 
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development. Standards contained in the master plan will ensure that the mix of primary and non-
primary workplace uses will comply with the zone district requirements. The amendment would not 
change the designations of existing uses or alter the design standards approved for the development.  
This is a quasi-judicial matter; the Commission’s recommendation will be forwarded to the City 
Council. 

 
VI. REGULAR AGENDA: 
 

1. 287 Strategic Plan 
This is an informational presentation summarizing the City’s progress on the Highway 287 Strategic 
Plan.  The City’s consultant on this project, Logan Simpson Design, will make a presentation including 
an overview of the input received from stakeholders during the public outreach phase and a vision 
concept based on input from the public.  City staff is seeking input from the Planning Commission on 
the concepts developed for the corridor, the strategies proposed, and the overall direction of the plan.  
The plan will be finalized and go through the public hearing process for adoption later in 2014. 

 
VII. ADJOURNMENT 
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CITY OF LOVELAND 
 PLANNING COMMISSION MINUTES 

July 14, 2014 
A meeting of the City of Loveland Planning Commission was held in the City Council Chambers 
on July 14, 2014 at 6:30 p.m. Members present: Chairman Meyers; and Commissioners 
Middleton, Molloy, Dowding, Crescibene, Ray, and Jersvig. Members absent: Commissioners 
Prior and Forrest. City Staff present: Bob Paulsen, Current Planning Manager; Sharon Citino, 
Assistant City Attorney. 
 
These minutes are a general summary of the meeting.  For more detailed information, audio and 
videotapes of the meeting are available for review in the Development Services office. 
 
CITIZEN REPORTS 
 
There were no citizen reports. 
 
STAFF MATTERS 
 
1. There were no staff matters. 
 
COMMITTEE REPORTS 
 
The July Title 18 Committee is canceled. 
 
COMMISSIONER COMMENTS 
 
Commissioner Dowding shared with the commissioners that Commissioner Crescibene gave his 
wife a watermelon wand for the 4th of July. 
 
APPROVAL OF THE MINUTES 
 
Motion to approve the June 23, 2014 minutes was made by Commissioner Ray upon a second by 
Commissioner Middleton the minutes were passed with six ayes one abstention. 
 
 
REGULAR AGENDA 

 
1. Loveland Preston 7 Restaurants Special Review #311 Major Modification  
This item was removed from the agenda due to the applicant’s withdrawal. 

 
 
ADJOURNMENT 
 
Commissioner Ray, made a motion to adjourn. Upon a second by Commissioner Middleton, 
the motion was unanimously adopted. 
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Approved by:          
  Buddy Meyers, Planning Commission Chair 
 
 
 
 
           
  Beverly Walker, Planning Commission Secretary 
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Planning Commission Staff Report 
July 28, 2014 

 
 
 
 
  

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 

Agenda #: Consent Agenda - 1 
Title: Boyd Lake Village Conceptual 

Master Plan First Amendment  

Applicant: McWhinney Enterprises 

Request: Conceptual Master Plan Amendment  
Location: North side of East Eisenhower 

Boulevard, west of Boyd Lake 
Avenue 

Existing Zoning:     E – Employment Center  

Proposed Zoning: No change  
Staff Planner: Kerri Burchett 
 
  

Staff Recommendation:  
Subject to additional evidence presented at the 
public hearing, City staff recommends the 
following motion: 
 
Recommended Motions: 
“Move to make the findings listed in Section VIII. 
of the Planning Commission staff report dated 
July 28, 2014; and, based on those findings, 
recommend to the City Council that the Boyd 
Lake Village Conceptual Master Plan First 
Amendment be approved."  
  
 

 
.   

 

Summary of Analysis: 
The applicant's request is to modify the Boyd Lake Village Conceptual Master Plan to remove the specific 
primary and non-primary land use designations on the remaining vacant property. The removal of the 
designations will provide the applicant greater flexibility in marketing the development. Development 
standards provided in the master plan will ensure that the mix of primary and non-primary workplace uses 
will remain in compliance with the zone district requirements. The amendment would not change the 
designations of existing uses or alter the design standards approved for the development.  

Staff supports the proposed amendment. There were no concerns with the amendment voiced at the 
neighborhood meeting.  
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I.  SUMMARY: 
This is a public hearing to consider an amendment to the conceptual master plan for the Boyd 
Lake Village development.  The applicant is requesting to remove the primary and non-primary 
land use designations shown on the master plan for the remaining seven vacant properties.  
Removing the designations would allow the applicant greater flexibility in marketing the 
properties.  The amendment does not modify the land use designations for the two properties that 
are already developed.  The mix of primary and non-primary workplace uses developed in the 
master plan, along with the design standards, also would not change with this amendment.  A 
minimum of 60% of the land area in the master plan would be developed into primary workplace 
uses as required in the E-Employment Center zone district.  Primary workplace uses include uses 
such as offices, research or light industrial.   
 
The amendment proposes that with each site development plan, an applicant would update the 
conceptual master plan to designate the property as a primary or non-primary use and indicate 
the remaining land area that could be devoted to future primary and non-primary uses.  This 
would ensure that the land use categories are tracked accurately in the future and assure 
fulfillment of the goal to develop primary workplace uses in the development.      
 
Planning Commission's role is quasi-judicial, which means consideration of the application is to 
be made on the basis of adopted policies, codes and standards and the specific information 
submitted by the applicant and/or presented at the hearing.  Planning Commission must evaluate 
whether the application meets the appropriate findings and forward their recommendation to City 
Council for a subsequent public hearing and final decision. The City Council public hearing is 
scheduled for August 19, 2014. The appropriate criteria/findings, along with staff analyses, are 
provided in Section VIII. of this staff report. 
 
II. VICINITY MAP: 
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III. KEY ISSUES: 
 
There are no key issues identified by staff with the proposal.  

 
IV. ATTACHMENTS: 
 
1. Boyd Lake Village Conceptual Master Plan  Amendment #1 (J-B First Addition,  
 Waterfall Addition Tracts A and D)  
2. Conceptual Master Plan Narrative 
3.  Employment Center District, Section 18.30 of the Municipal Code 
4. Waterfall Fifth Subdivision (for information purposes only) 
5. Waterfall Fourth Subdivision (for information purposes only) 
 
V. SITE DATA: 
 
ACREAGE OF SITE (GROSS ACRES)........................................ 32.22 ACRES 
COMP PLAN DESIGNATION................................................... E –EMPLOYMENT 
EXISTING ZONING ................................................................ E-EMPLOYMENT CENTER 
EXISTING USE ...................................................................... MEDICAL OFFICES AND VACANT   
PROPOSED USE ..................................................................... PRIMARY AND NON-PRIMARY WORKPLACE 

USES 
EXIST ADJ ZONING & USE - NORTH ..................................... DR DEVELOPING RESOURCE - CITY OF 

GREELEY FILTER PLANT  
EXIST ADJ ZONING & USE - SOUTH ..................................... US HWY. 34 & B BUSINESS – RESTAURANTS, 

CAR WASH UNDER CONSTRUCTION AND 1 
SINGLE FAMILY HOUSE 

EXIST ADJ ZONING & USE - WEST ....................................... COUNTY C COMMERCIAL – COMMERCIAL 
RETAIL  

EXIST ADJ ZONING & USE - EAST ........................................ CITY B BUSINESS AND I INDUSTRIAL – 
COMMERCIAL OFFICES & VACANT 

UTILITY SERVICE PROVIDER - SEWER ................................. CITY OF LOVELAND 
UTILITY SERVICE PROVIDER - ELECTRIC ............................. CITY OF LOVELAND 
UTILITY SERVICE PROVIDER - WATER................................. CITY OF LOVELAND 
 
VI. BACKGROUND: 
 
The Waterfall Addition was annexed into the city in January of 1993. The J-B Addition was 
annexed into the City of Loveland in February of 2005 and zoned, along with portions of Tracts 
A and D, Waterfall Addition, to the Meadowbrook Falls Planned Unit Development. The 
property was rezoned to Employment Center and the conceptual master plan was approved for 
the Boyd Lake Village development in September of 2007. Since that time, two medical office 
buildings have been developed in the master plan along E. Eisenhower Boulevard. 
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VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION: 
 
A. Notification: An affidavit was received from Cole Evans with McWhinney Enterprises 

certifying that notice of this hearing was mailed to all owners of property within 1,200 feet 
of the site, and that notices were posted in prominent locations on the perimeter of the 
project site at least 15 days prior to the date of the Planning Commission hearing. A notice 
was also published in the Reporter Herald on July 12, 2014.  All notices stated that a public 
hearing would be held by the Planning Commission on July 28, 2014 at 6:30 pm.  

 
B. Neighborhood Response: A noticed neighborhood meeting was held at 5:30 p.m. on June 

26, 2014 in the City Council Meeting Room.  Three persons attended the meeting along 
with city staff and the applicant.  Upon hearing a description of the application, there were 
no concerns expressed by the neighborhood at the meeting. The neighborhood response 
was positive regarding the amendment.  

 
 
VIII. FINDINGS AND ANALYSIS  
 
In this section of the report, applicable findings are recommended in italic print, followed by 
staff analysis as to whether the findings can be met by the submitted application. The 
consideration and action of the Planning Commission should focus on these findings as being the 
appropriate basis for their action.  
 
Finding 1. Development of the property pursuant to any of the uses permitted by right under 
the zoning district, and as proposed in the plan, would result in development that is consistent 
with relevant policies contained in Section 4.0 of the 2005 Loveland Comprehensive Plan, as 
amended. 
 
Current Planning: Staff believes this finding can be made, based on the following facts: 

• The amendment would provide flexibility in the location of primary and non-primary 
uses but does not alter the percentage of these uses in the development.  A minimum of 
60% of the land area would be developed into primary workplace uses and would comply 
with the Comprehensive Master Plan and the Employment Center zone.  

• The approved development standards in the Amended Conceptual Master Plan are not 
proposed to change. The standards promote a high quality development, consistent with 
the philosophies in the Comprehensive Plan.  

 
Finding 2. Development of the property pursuant to the plan would be consistent with the 
purposes set forth in Section 18.04.010 of the Loveland Municipal Code. 

 
Current Planning: Staff believes this finding can be made, based on the following fact: 

• The land uses and design standards permitted in the development would not change with 
the amendment. The amendment seeks to allow greater flexibility in marketing the 
property to both primary and non-primary uses. Development of the property would be 
consistent with the purposes of the Municipal Code and the design standards would 
provide a unified, high quality development.    
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Finding 3. Development of the property pursuant to any of the uses permitted by right under 
the zoning district, and as proposed in the plan, would be consistent with the E- Employment 
Center zone district, as set forth in Title 18 of the Municipal Code.  
 
Current Planning: Staff believes this finding can be made, based on the following fact: 

• The proportion of primary and non-primary workplace uses will be consistent with the 
provisions of the E- Employment Center zone district. At least 60% of the land area will 
be devoted to primary workplace uses. Uses permitted by right will be developed in 
accordance with the requirements in the Employment Center zone and the design 
standards contained in the Conceptual Master Plan.  

 
Finding 4. Development of the subject property pursuant to any of the uses permitted by 
right under the zoning district, and as proposed in the plan, would result in development that is 
compatible with existing land uses adjacent to and in close enough proximity to the subject 
property to be effected by development of it. 

 
Current Planning: Staff believes this finding can be made, based on the following fact: 

• At the time of approval, the original Conceptual Master Plan was determined to be 
compatible with existing and surrounding land uses. No changes are proposed to the uses 
permitted in the development. There were no concerns or questions regarding 
compatibility voiced at the neighborhood meeting.    

 
Finding 5. Development of the subject property pursuant to any of the uses permitted by 
right under the zoning district, and as proposed in the plan, would result in impacts on City 
infrastructure and services that are consistent with current infrastructure and services master 
plans. 

 
Transportation: Staff believes that this finding can be met, due to the following facts:  

• Development of the subject property pursuant to any of the uses permitted by right under 
the zoning district would result in impacts on City infrastructure and services that are 
consistent with current infrastructure and service master plans. 

• Analyses of traffic impacts and the description of associated required street 
improvements for ACF compliance are examined in detail when a specific development 
application is submitted.  All specific development applications within this area will need 
to demonstrate conformance with ACF requirements with the site development plans. 

 
Water/Wastewater: Staff believes that this finding can be met, due to the following facts: 

• This development is situated within the city’s current service area for both water and 
wastewater. The proposed amendment request is consistent with the Department’s Water 
and Wastewater master plan by being consistent with the 2005 Comprehensive Plan. 

• Regarding water, the site is at the eastern end of the gravity pressure zone. There is a 12” 
water main in 15th Street west of Horstman Place and then an 8” water main thereafter.  

• Regarding wastewater, the site drains to the wastewater treatment plan via the East Side 
Lift Station. There is a 10” wastewater main in 15th Street.  Water and wastewater stubs 
have been provided into the undeveloped lots and future development of the lots will 
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require extension of these stubs. 
Power: Staff believes that this finding can be met, due to the following facts: 

• There is an underground 200 amp three phase power in conduit located along the south 
side of East 15th Street, with conduits stubbed north across the street from the various 
vaults located along 15th Street. Power will be extended onto the site at the developer’s 
cost per the city's Municipal Code. 

• The proposed development will not negatively affect the city power utility. 
 
Stormwater: Staff believes that this finding can be met, due to 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. 

 
Fire: Staff believes that this finding can be met, due to the following facts: 

• The development will comply with the requirements in the ACF Ordinance for response 
distance requirements from the first due Engine Company. 

• The proposed development will not negatively impact fire protection for the subject 
development or surrounding properties. 
 

Parks and Rec: Staff believes that this finding can be met, due to the following fact: 
• As outlined and described in the 2001 Parks and Recreation Master Plan, a recreational 

trail spur will need to be aligned and constructed through this development in a general 
east and west direction, as shown on the conceptual master plan. The purpose of the trail 
spur is to connect the main City loop at Denver Avenue to the west side of Boyd Lake 
Ave. The timing of the construction of the trail and the dedication of the easement to 
accommodate the trail will be reviewed and approved in conjunction with the site 
development plans. 

  
Finding 6. Development of the subject property pursuant to any of the uses permitted by 
right under the zoning district, and as proposed in the plan, would result in development that 
would not be detrimental to the health, safety, or welfare of the neighborhood or general public. 
 
Current Planning: Staff believes this finding can be made, based on the following: 
 
At the time of approval of the original conceptual master plan, the city determined that 
development of the proposed uses would not be detrimental to the health, safety or welfare of the 
neighborhood or general public. The amendment requests to remove the specific locations for 
primary and non-primary workplace uses to provide flexibility in marketing the properties and 
should not be detrimental to the health, safety and welfare of the neighborhood or general public.  

 
 

IX. RECOMMENDED CONDITIONS:  
 
There are no staff recommended conditions for these applications.  
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JULY 28, 2014 PLANNING COMMISSION STAFF MEMORANDUM 

 
ITEM NO: 1 
 
PLANNING COMMISSION MEETING: JULY 28, 2014, 6:30 pm  
              
 
TITLE:   Highway 287 Strategic Plan 
 
STAFF CONTACT: Bethany Clark 
 
ACTION:  No Action Required. Information item only 
              
 
I. Attachments 

 
A. Presentation 

 
 
II. Summary: 

 
This is an informational presentation summarizing the City’s progress on the Highway 287 
Strategic Plan. The City’s consultant on this project, Logan Simpson Design, will make a 
presentation including an overview of the public outreach, economic analysis, and concepts 
developed based on input from the public. City staff is seeking input from the Planning 
Commission on the concepts developed for the corridor, the strategies proposed, and the 
overall direction of the plan.  
 
 
III. Background/Overview: 

 
Over the past several months, City staff has been working with Logan Simpson Design to 
analyze the existing conditions of the Highway 287 corridor, including market conditions, in an 
effort to understand and identify opportunities for and constraints to improving the corridor’s 
economic position. In February, staff and the consulting team held three public workshops to 
receive input and direction on the preferred overall vision for the corridor. Five case studies 
were presented and participants were asked to vote on their favorite corridor and identify the 
elements that they preferred to see on the Highway 287 corridor. The case studies survey was 
also available on the 287 project website through the end of March to solicit the public’s input 
and drive the vision for the corridor. Based on survey responses and public comments, Logan 
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Simpson Design developed concept visions for segments of the corridor that reflects the 
community’s values and the preferred elements from the case studies.  
 
The Logan Simpson team has further identified several opportunity areas that the City should 
concentrate its efforts on due to its potential for significant economic impact. Key strategies 
accompany the concepts to address the application of design elements, the role of the 
public/private sector in improving business opportunities, and policies for implementation. The 
strategies identified in the action plan have been prioritized based on their impact, geographic 
influence, and cost. During next steps, the concepts that Logan Simpson has developed, along 
with the action plan, will be presented at a public open house in August.  
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Planning Commission Presentation, 28 July 2014
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 Next Steps



Process & Schedule



Process & ScheduleProcess & Schedule
Initiation Analysis Vision + Alternatives Draft + Final PlanInitiation

(Fall – Winter]

•ST Meeting #1
•AC Meeting #1

Analysis

(Winter - Spring]

•ST Meeting #2, #3
•AC Meeting #2

Vision  Alternatives

(Spring - Summer)

•ST Meeting #4, #5
•AC Meeting #3 #4

Draft  Final Plan

(Summer - Fall)

•ST Meeting #6
•AC Meeting #5•AC Meeting #1 •AC Meeting #2

•Stakeholder 
Interviews

AC Meeting #3, #4

•Public Workshop 
(2/26)

•AC Meeting #5

•Public Drop‐In 
Open House

•City Council 
Worksession (4/8)

•Meetings w/ 
Orchards & 

•Adoption Hearings

Loveland 
Marketplace 
(ongoing)



Market Highlights



Retail Market ConditionsRetail Market Conditions
 1.38 million square feetq

 21% of retail space in City
Mostly co u ity & eighbo hood o ie ted etail Mostly community & neighborhood‐oriented retail

 Vacancy rates lower than region & City
L l h i & Ci Lease rates lower than region & City



Office Market ConditionsOffice Market Conditions
 380,000 square feet, q

 16% of office space in Loveland
Mostly se ice office space (ba ks eal estate offices) Mostly service office space (banks, real estate offices)

 High vacancy rate of 19.7%
A l i $14 62 hi h i ¾ f L l d d Average lease rate is $14.62, which is ¾ of Loveland and 
Region average



Industrial Market ConditionsIndustrial Market Conditions
 946,000 square feet, q

 13% of industrial space in Loveland
7 2% aca cy ate is lo e tha City a d Regio 7.2%vacancy rate is lower than City and Region

 Average lease rate is $7.73, which is the Loveland 
averageaverage



Case Studies



North College Avenue Fort Collins CONorth College Avenue, Fort Collins, CO



Quebec Street Commerce City COQuebec Street, Commerce City, CO



Kingshighway, St Louis MOKingshighway, St. Louis, MO



Euclid Avenue Cleveland OHEuclid Avenue, Cleveland, OH



2100 South, Salt Lake City UT2100 South, Salt Lake City, UT



Workshop Polling ResultsWorkshop Polling Results

North College Avenue, Fort Collins, CO

Euclid Avenue, Cleveland, OH

Kingshighway Boulevard, St. Louis, MO

Quebec Street, Commerce City, CO

2100 South, Salt Lake City, UT

0% 5% 10% 15% 20% 25% 30% 35%

2100 South, Salt Lake City, UT



Online Survey ResultsOnline Survey Results
2100 South

North College Avenue

2100 South

Quebec Street

Kingshighway Boulevard

None of the Above

Euclid Avenue

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%



2100 South Salt Lake City
Street Scale

2100 South, Salt Lake City
Street Scale

Landscape & Hardscape

Pedestrian Experience

Bicyclist ExperienceLandscape / Hardscape

Theming & Amenities

Vehicular Convenience

Land Use Character

Theming & Amenities

Landscape & Hardscape
Land Use Character

Vehicular Convenience & …

Pedestrian Experience

None of the Above

Transit Service & Facilities

Vehicular Convenience

Bicyclist Experience

Transit Services & Facilities

0% 5% 10% 15% 20% 25%0% 10% 20% 30% 40% 50%

Workshop Polling Results Online Survey Results



Euclid Avenue Cleveland
Street Scale

Euclid Avenue, Cleveland
Street Scale

Landscape & Hardscape

Pedestrian Experience

Bicyclist ExperienceLandscape / Hardscape

Theming & Amenities

Vehicular Convenience

Land Use Character

Theming & Amenities

Landscape & Hardscape
Land Use Character

Vehicular Convenience & …

Pedestrian Experience

None of the Above

Transit Service & Facilities

Vehicular Convenience

Bicyclist Experience

Transit Services & Facilities

0% 5% 10% 15% 20% 25% 30% 35%0% 10% 20% 30% 40% 50%

Workshop Polling Results Online Survey Results



Preliminary Vision
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Problems, Economic Strategies & Actions



Corridor ZonesCorridor Zones

1234
5

SouthNorth N

Zone 1 ‐ Between 42nd Street and 14th Street
Zone 2 – Between 14th Street and Cleveland

South
Zone 3 – Between 8th Street and Cemetery
Zone 4 – Between Cemetery and 37th Street

North

Zone 5 – Between 37th and 71st Street 



Corridor‐Wide Action PlanCorridor Wide Action Plan

•P bl•Problems

•Economic Strategy

•Actions/Sub‐Actions



Problems ‐ Zone 1
 Sparsely developed with large 

vacant areas

 Lack of coherent land use plan

 Insufficient households to 
i lee

t 60

support new commercial uses 
currently

 Lack of street network – no 
connectivity

14
th
St
re

St
re
et
/H

w
y

y

 Lack of infrastructure – utility 
constraints

 County enclaves that disrupt 
42
nd
 

y p
land use pattern

N



Economic Strategy – Zone 1gy

Concentrate future commercial 
and employment development 
at 14th Street/Hwy 402 whileat 14th Street/Hwy 402 while 
maintaining and expanding 
low and medium density 
residential uses to the southresidential uses to the south.



Actions ‐ Zone 1Actions  Zone 1

1. Modify future land use map and zoning to focus on low/medium 
density residential development.

2. Create southern gateway into Loveland.

3. Promote development of larger master planned neighborhoods 
with capability to finance infrastructure needs.



Problems – Zone 2
U d tili d d l l i l &

Problems – Zone 2
 Underutilized and low value commercial & 

industrial uses

 Flood hazard has limited reinvestment 
opportunities for certain propertiesy

40
2

pp p p

 Higher value commercial frontage 
development potentials are compromised by 
county industrial uses to the east

h 
St
re
et
/H

w
Cleveland

Lincoln

 Too many drive access points

 Area development does not capitalize on 
river amenity

14
th

N



Economic Strategy – Zone 2gy

Create an enhanced river corridor 
with public spaces and amenities p p
that will attract new commercial 
development and make existing 
properties more attractive.



Actions ‐ Zone 2

1 R d l th Bi Th Ri Di t i t

Actions  Zone 2

1. Redevelop the Big Thompson River District.
 Create an urban renewal plan.
 Mitigate the flood hazard on key parcels. 
 Improve bridge across Big Thompson River as a southern gateway to downtown.



Big Thompson Sample Master PlanBig Thompson Sample Master Plan

In‐progress drawing under review, with further revisions expected. 



Big Thompson Sample Master PlanBig Thompson Sample Master Plan
HotelHotel

Brewery

River Walk w/ 
Shops & 

Restaurants Gateway 
Bridge

Parking

Natural Area

Amphitheater

Parking

Botanic 
GardensPedestrian 

Bridge

Wedding 
Venue

Restrooms/
Tickets

atu a ea

In‐progress drawing under review, with further revisions expected. 



Problems – Zone 3Problems – Zone 3
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Economic Strategy – Zone 3Economic Strategy  Zone 3

Improve the couplet right of way to 
create more functional commercial 
sites and attract higher quality uses 
oriented to downtown and 
residents of surrounding 
neighborhoods.



Actions ‐ Zone 3Actions  Zone 3

1 Impro e the street section1. Improve the street section. 

2. Update zoning to allow mixed use and residential development.

3. Create a master plan for the Hwy 34 & Hwy 287 intersection as a 
key gateway into downtown, with intuitive 
wayfinding, architecture and landscape enhancements to mark y g, p
this intersection. 



Hwy 287 & 34 Sample Master PlanHwy 287 & 34 Sample Master Plan

In‐progress drawing under review, with further revisions expected. 



Hwy 287 & 34 Sample Master PlanHwy 287 & 34 Sample Master Plan
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In‐progress drawing under review, with further revisions expected. 



Problems – Zone 4Problems – Zone 4
 29th to 33rd area is the most viable commercial 29th to 33rd area is the most viable commercial 

node in the corridor but the quality of the 
retail store mix is declining 

 Shopping centers are aging and in need of 
reinvestmentreinvestment

 Current  regulations promote 
incremental, piecemeal improvements and  
are discouraging reinvestment
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 Confusing circulation and access between 
district shopping centers

 One dimensional shopping experience 
consisting primarily of neighborhood retail 
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Economic Strategy – Zone 4Economic Strategy  Zone 4

Create a public/private 
development plan to revitalize and 
expand the 29th commercial node 
as a community shopping and 
entertainment destination for 

l d h l dcentral and north Loveland.



Actions ‐ Zone 4Actions  Zone 4
1 Develop a commercial district revitalization plan1. Develop a commercial district revitalization plan.
2. Reorganize the street network and walk/trail connections for 

improved vehicle, pedestrian and bicycle connectivity.
3. Improve Dry Creek Bridge crossing.
4. Expand and diversify the mix of uses to create a mixed use 

activity centeractivity center.
5. Commission a marketing study and plan to create a new brand 

for the area.
6. Develop site design standards that promote pedestrian‐oriented 

development.



Orchards Sample Master PlanOrchards Sample Master Plan

In‐progress drawing under review, with further revisions expected. 



Orchards Sample Master PlanOrchards Sample Master Plan
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In‐progress drawing under review, with further revisions expected. 



Problems – Zone 5Problems – Zone 5
 Large number of vacant 

commercial properties along 287 
from 37th to 65th create gaps in 
destinations

 Strength of Longview/MidwaySt
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 Strength of Longview/Midway 
employment node on north end is 
not being leveraged to generate 
more growth
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Economic Strategy – Zone 5Economic Strategy – Zone 5
Concentrate future Concentrate future 
commercial uses at 65th 
Street, and employment uses 
in Longview/Midway. g y
Transition remaining corridor 
to community‐oriented 
services and higher‐density 
residential uses to create more 
coherent and better planned 
commercial nodes, and open 
vacant parcels to alternative 
development opportunities.



Actions ‐ Zone 5Actions  Zone 5

1 U d t i d t i d d id ti l1. Update zoning code to encourage mixed use and residential 
development to support retail districts to the north and south.

2 I t t ti f lti d l2. Improve street section for multi‐modal use. 

3. Leverage the existing employment concentration to attract more 
b ibusiness.



Actions – All ZonesActions  All Zones

1 P e a e A e Co t ol Pla1. Prepare Access Control Plan.

2. Update Zoning Code.

3. Improve Hwy 287 to provide multi‐modal access and aesthetic 
enhancements.

4. Plan for transit super stops in zones 5, 4, 3 for future connection to 
Fort Collins/MAX.

5 I h i di d i l l5. Improve the sign ordinance to reduce visual clutter.



Next Steps



Next Step ‐ PrioritizationNext Step  Prioritization
 Eff ti Effectiveness: 

 impact ‐ the ability to improve the economic position of the corridor; and 
 influence ‐ the geographic scale of change and the ability to improve all five 

segments.
 Cost: 

 the potential cost vs revenue generated the potential cost vs. revenue generated.



Next Step ‐
Prioritization



Next Step ‐
Prioritization



Next StepsNext Steps
 Refine Corridor Action Plan Refine Corridor Action Plan
 Conduct Public Open House

l f l l Develop Draft & Final Plan Documents



CommentsComments
 Refinements prior to Public Open House? Refinements prior to Public Open House?





Sub‐Actions



Sub‐Actions ‐ Zone 1Sub Actions  Zone 1
1. Modify future land use map and zoning to focus on low/medium density 

residential developmentresidential development.
 Change future land use and zoning to reflect master planned community land uses. 
 Concentrate commercial uses at 14th Street/Hwy 402 intersection.
 Phase out incompatible industrial or commercial uses south of 14th.

2. Create southern gateway into Loveland.
 Provide new sign and gateway bridge at creek crossing. 
 Purchase and develop open space/natural area to support/incentivize development of master 

planned neighborhoods and reinforce southern gatewayplanned neighborhoods and reinforce southern gateway. 
3. Promote development of larger master planned neighborhoods with capability to 

finance infrastructure needs.
 Create a special improvement district for infrastructure improvements, in coincidence with 

developer interestdeveloper interest.
 Establish more defined street network with improved connectivity to Hwy 287. 
 Provide trunk infrastructure investments to incentivize master planned communities.



Sub‐Actions ‐ Zone 2

1 R d l th Bi Th Ri Di t i t

Sub Actions  Zone 2

1. Redevelop the Big Thompson River District.
 Create an urban renewal plan to capitalize on flood mitigation and convert Hwy 287 river 

crossing into a river district.
 Update the Big Thompson River District zoning Update the Big Thompson River District zoning.
 Acquire select properties to eliminate blighted uses adjacent to river. 
 Leverage public investment to incentivize commercial private interface to the river.
 Mitigate the flood hazard on key parcels Mitigate the flood hazard on key parcels. 
 Expand and improve natural area with trails that connect with Hwy 287 and Fairgrounds 

Park.
 Improve bridge across Big Thompson River as a southern gateway to downtown.p g g p g y



Sub‐Actions ‐ Zone 3Sub Actions  Zone 3
1 Improve the street section1. Improve the street section. 

 Construct sidewalks where missing and widen existing sidewalks.
 Add tree lawns to improve image, safety, and multi‐modal access.
 Provide landscape enhancements at couplet to improve arrival/image into downtown.
 Consolidate access at commercial sites and set back parking lots.

2. Update zoning to allow mixed use and residential development.
3. Create a master plan for the Hwy 34 & Hwy 287 intersection as a key gateway 

into downtown with intuiti e wayfinding architecture and landscapeinto downtown, with intuitive wayfinding, architecture and landscape 
enhancements to mark this intersection. 



Sub‐Actions ‐ Zone 4Sub Actions  Zone 4
1 D l i l di t i t it li ti l1. Develop a commercial district revitalization plan.
2. Reorganize the street network and walk/trail connections for improved 

vehicle, pedestrian and bicycle connectivity.
C fi i bli k i d i i Create a finer grain public street network to improve access and connectivity.

 Partner with land owners for dedication of additional right of way.
 Utilize new street frontages to create additional commercial development sites.
 Reconfigure underperforming commercial spaces with poor access. 
 Integrate and connect shopping center with adjacent neighborhoods.

3. Improve Dry Creek Bridge crossing.
 Develop a bike/pedestrian underpass and create a sense of arrival with improved bridge.



Sub‐Actions ‐ Zone 4Sub Actions  Zone 4
4 E d d di if th i f t t i d ti it t4. Expand and diversify the mix of uses to create a mixed use activity center.

 Attract entertainment/destination retail uses. 
 Create a pedestrian oriented subdistrict to attract specialty retail and dining uses.

Add h d l d Add community gathering and event spaces to increase general community use and non‐
shopping visitation to the area.

5. Commission a marketing study and plan to create a new brand for the area.
D l i d i d d h d i i d d l6. Develop site design standards that promote pedestrian‐oriented development.



Sub‐Actions ‐ Zone 5Sub Actions  Zone 5
1 U d t i d t i d d id ti l d l t t1. Update zoning code to encourage mixed use and residential development to 
support retail districts to the north and south.

2. Improve street section for multi‐modal use. 
I d i d bi l f dj i hb h d H 287 Improve pedestrian and bicycle access from adjacent neighborhoods to Hwy 287.

 Consolidate drive access points to businesses.

3. Leverage the existing employment concentration to attract more business.
 Market and promote the Longview/Midway Industrial Park.


