
  
LOVELAND PLANNING COMMISSION MEETING 

AGENDA 
Monday, December 14, 2015 

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

6:30 PM  

The City of Loveland is committed to providing an equal opportunity for services, programs and activities and does not 
discriminate on the basis of disability, race, age, color, national origin, religion, sexual orientation or gender. For more 
information on non-discrimination or for translation assistance, please contact the City’s Title VI Coordinator at 
TitleSix@cityofloveland.org or 970-962-2372. The City will make reasonable accommodations for citizens in accordance 
with the Americans with Disabilities Act (ADA). For more information on ADA or accommodations, please contact the 
City’s ADA Coordinator at bettie.greenberg@cityofloveland.org or 970-962-3319.  

“La Ciudad de Loveland está comprometida  a proporcionar igualdad de oportunidades para los servicios, programas y 
actividades y no discriminar en base a discapacidad, raza, edad, color, origen nacional, religión, orientación sexual o 
género.  Para más información sobre la no discriminación o para asistencia en traducción, favor contacte al Coordinador 
Título VI de la Ciudad al TitleSix@cityofloveland.org o al 970-962-2372.  La Ciudad realizará las acomodaciones 
razonables para los ciudadanos de acuerdo con la Ley de Discapacidades para americanos (ADA).  Para más información 
sobre ADA o acomodaciones, favor contacte al Coordinador de ADA de la Ciudad en bettie.greenberg@cityofloveland.org 
o al 970-962-3319”. 

 
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 

1. Hot Topics: 
• Lee Farm Metro District 
• Big Thompson Gravel Site Special Review 
• City Solar Facility Special Review 

2. Expiration of Commissioner terms in 2015 
3. Hwy 287 Strategic Plan – City Council Update 
4. City Council Code Amendments:  12-15 and 1-19 
5. Agenda Preview: 

• December 28th – No Meeting 
• January 11th – Possible Study Session for Temporary Uses  
• 402 Corridor Project Update  - upcoming joint meeting with Larimer County 

Planning Commission (1/25/16 Tentative). 
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c. Committee Reports 

d. Commission Comments 

 

IV. APPROVAL OF MINUTES 
 

Review and approval of the November 9, 2015 Meeting minutes 
 
 
 

V. REGULAR AGENDA: 
 

1. Temporary Uses Pre-study Session Briefing—Noreen Smyth   (Presentation:  5 minutes) 
This is an administrative item to inform the Commission about the development of zoning code 
amendments that address Temporary Uses.  Staff will be seeking Commission advice on citizen 
involvement and scheduling of a 2016 study session. 
 

2. Flats at Centerra – Preliminary Development Plan (Presentation:  15 minutes) 
This is a public hearing on a quasi-judicial matter to consider plans for a 120-unit multi-family 
residential development that includes 8 three-story buildings.  The project site is currently vacant 
and is located on Hahns Peak Drive within an area developed with office, institutional and multi-
family uses.  The property, zoned Gateway PUD, is north of the Marketplace commercial center that 
includes the Target store on the north side of East Eisenhower Boulevard.  The Planning 
Commission has final authority to approve or deny this project barring appeal.  City development 
review staff are recommending approval of this request. 

 
VI. ADJOURNMENT 
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CITY OF LOVELAND 
 PLANNING COMMISSION MINUTES 

November 9, 2015 
A meeting of the City of Loveland Planning Commission was held in the City Council Chambers 
on November 9, 2015 at 6:30 p.m. Members present: Commissioners Middleton, Meyers, 
Molloy, Dowding, Forrest, Ray, and Jersvig. Members absent: Chair Crescibene and 
Commissioners McFall. City Staff present: Bob Paulsen, Current Planning Manager; Moses 
Garcia, 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. Mr. Paulsen provided the commissioners with a spreadsheet compiling information about all 

of the active consulting contracts with the City of Loveland. This document was prepared by 
the city’s Finance Department along with input from all city departments. Mr. Paulsen asked 
that the commissioners contact him if they have any questions. Mr. Paulsen stated that he 
will email an electronic copy of the spreadsheet to all the commissioners in response to their 
request.  

2. Mr. Paulsen introduced the new Current Planning staff: David Eisenbraun, City Planner II 
and Cita Lauden, Office Support Specialist. Current Planning is currently working to fill a 
planning technician position.  

3. Mr. Paulsen noted that the term for three commissioners will expire December 2015. 
Application information has been sent out to these commissioners. Applicants must go 
through an interview that will be held in December 2015. Position vacancies will also be 
open to the public. 

4. Mr. Paulsen stated that the Code Amendments for Title 16, 17, 18 and 19 will be presented 
at a City Council Study Session on 11-10-15.  Mr. Paulsen is anticipating the amendments 
to be adopted by City Council in January 2016. 

5. Mr. Paulsen stated that the rezoning for the city solar facility has been approved by City 
Council. The project will require a Special Review and city staff will keep the Planning 
Commission and City Council informed regarding Special Review decisions.  

6. Mr. Paulsen noted that no projects are on the November 23rd Planning Commission agenda 
and the meeting may be cancelled. Currently, there is a public hearing anticipated for the 
December 14th Planning Commission meeting; however, no meeting is scheduled for 
December 28th unless requested by the commissioners.  

7. Mr. Paulsen provided an update on the proposed assisted living facility on the corner of 
Rossum Drive and Highway 34. The applicant planned on withdrawing their rezoning 
application after the Planning Commission meeting on October 12, 2015; however, they have 
indicated they may pursue moving forward to City Council with the rezoning request.  
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Commissioner Meyers motioned to cancel the November 23rd Planning Commission meeting as 
there are no items on the agenda. Upon a second by Commissioner Jersvig, the motion was 
unanimously approved. Commissioner Ray not present at the time of voting.  
 
COMMITTEE REPORTS 
 

1. Commissioner Meyers noted that the Title 18 committee will meet on Thursday to 
discuss temporary signs. 

2. Commissioner Dowding stated that a ZBA hearing will be held next Monday at 4:00 
p.m. in the City Council Chambers.  

 
 
COMMISSIONER COMMENTS 
 

1. Commissioner Meyers noted that tomorrow is the 240th birthday of the US Marine 
Corps and Wednesday is Veteran’s Day. Commissioner Meyers thanked all of the 
Marines and veterans for their service to our country. 

 
APPROVAL OF THE MINUTES 
 
Commissioner Molloy made a motion to approve the October 26, 2015 minutes; upon a second 
from Commissioner Dowding the minutes were unanimously approved. Commissioners 
Middleton, Meyers, and Forrest abstained from voting and Commissioner Ray was not 
present at the time of voting.   
 
 
 
REGULAR AGENDA 
 
1. Colorado Brick Council – Design Standard Presentation  

 
Jessica Ibanez, Community Planner with the Colorado Brick Council, provided a 
presentation relating to architectural design policies and standards. Ms. Ibanez discussed the 
benefits of having design policies and standards that regulate the built environment. A design 
policy provides direction for how buildings should look and is motivated by either having an 
area you want to protect or an area that is lacking and needs requirements that will help 
improve building design. A design policy can either be based on mandatory standards or 
recommended guidelines and Ms. Ibanez discussed the pros and cons of each.  
 
Ms. Ibanez provided several examples of cities that have implemented design guidelines or 
design standards.  
 
 
Ms. Ibanez discussed the utilization of brick in downtown and provided examples. She 
recommended using a high level of detail and quality material in construction requirements. 
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Additionally, recommended incorporating historical design references found downtown area 
into the design of new construction.  
 
Ms. Ibanez stated that she could provide a summary of her presentation and can be contacted 
at Jessica@brickcolorado.com. 
 

 
ADJOURNMENT 
 
Commissioner Meyers, made a motion to adjourn the Loveland Planning Commission and move 
to study session. Upon a second by Commissioner Jersvig, the motion was unanimously adopted. 
 
Commissioner Middleton adjourned the meeting at 7:28 p.m. 
 
Following the adjournment of the Regular Meeting, the Commission opened the Study Session 
on Create Loveland, the updated draft Comprehensive Plan.  
 
 
 
Approved by:          
  John Crescibene, Planning Commission Chair 
 
 
 
 
           
  Jenell Cheever, Planning Commission Secretary 
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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  
December 14, 2015 

 
Agenda #: Regular Agenda - # 3 
Title: Flats at Centerra                

Preliminary Development Plan  

Applicant: Landmark Solutions, Inc. 

Request: Preliminary Development Plan  
Location: South side of Hahns Peak Dr, north 

of McWhinney Blvd  

Existing Zoning: P-12 – Gateway Planned Unit 
Development  

Proposed Use: Multifamily Residential 
Development- 120 units in 8 
buildings 

Staff Planner: Noreen Smyth  
 
  

Staff Recommendation  
Subject to additional evidence presented at the public 
hearing, City staff recommends the following motion: 
 
Recommended Motions: 
1. Move to make the findings listed in Section VIII of the 

Planning Commission staff report dated December 
14, 2015 and, based on those findings, instruct staff 
to prepare a resolution of approval for the Flats at 
Centerra 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) for a multifamily residential 
development within the Gateway Planned Unit Development (PUD).  The 192.4 acre PUD is generally 
located north of Eisenhower Blvd and south of Equalizer Lake, between the Outlet Mall and Grays Peak 
Drive to the west; see the vicinity map on Page 2 for reference. Prominent uses within the Gateway PUD 
include the Target-anchored Marketplace Shopping Center and the city’s Visitor Center. The 6.26 acre parcel 
is located in the northwest portion of the PUD within an area of mixed uses including office, institutional, 
and multifamily residential.  

The PDP proposes the development of eight three-story multifamily residential buildings totaling 120 units, 
at a density of 19.17 units per acre. Garage parking and a clubhouse are among the planned amenities. The 
units will be individually owned (condominiums) and vary in size between one, two and three bedrooms. The 
complex is targeted, but not restricted, to people of retirement age.  

Staff believes that all key PDP issues have been resolved. As a quasi-judicial matter for which the Planning 
Commission has final authority, if the Commission approves this application, it will be necessary to adopt a 
resolution of findings and conclusions. A final development plan (FDP) application and building permit 
applications, to be administratively reviewed, would then follow.  
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I. VICINITY MAP  
 

 
 
 
II.  SUMMARY 
 
This application is for a preliminary development plan (PDP) for a multiple family development within the 
Gateway PUD. The overall PUD is 192.4 acres is size and is generally located northwest of Eisenhower 
Boulevard (US 34) and I-25. The subject property is one of only a few undeveloped properties remaining 
within Gateway. There are other multifamily residential developments within the Gateway PUD, including 
the Rocky Mountain Village development immediately to the west and The Dam at Centerra immediately 
to the north. 
 
The application proposes 120-units within eight three-story residential buildings, detached garage 
buildings, surface parking, and a clubhouse. Four of the residential buildings will include 20 units and the 
other four will include 10 units, with a mix of 12 one-bedroom, 72 two-bedroom, and 36 three-bedroom 
units. The gross density of the development is 19.17 dwelling units per acre, which is under the GDP density 
limit of 22 dwelling units per acre for Parcel A-1 that was established by the ninth amendment to the GDP 
in 2013.  
 
All eight of the residential buildings will include ground floor garages, amounting to 72 attached garages. 
There will be also be a detached garage building for each residential building, providing 48 additional 
garage spaces, amounting to one garage space per unit. Surface parking will be distributed throughout the 
development in perpendicular spaces situated along the internal drives. There will also be a small number 
of additional spaces provided along Fall River Drive to the east and along the drive shared with the adjacent 
Park Regency assisted living facility to the south. 
 
The development will be market rate condominium, with each unit individually owned. While the 
development will include a clubhouse and internal walkways, no other recreational facilities are proposed, 
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as according to the applicant, condominium buyers typically prefer this to the increase in association fees 
caused by such facilities. While the units will not be age restricted, they will be targeted to adults of 
retirement age, and recreational facilities for children will not be included. 
 
The subject property consists of two lots which are being merged into one lot through a concurrent plat 
application. The plat, titled the Amended Plat of Rocky Mountain Village 16th Subdivision, cannot be 
formally approved until the time of the final development plan, as the exact location of all needed utility 
easements will not be determined until that time. Other than utility easement locations, the plat has 
completed staff review and can obtain the needed administrative approval once all easement information is 
added. 
 
There were two attendees at the noticed neighborhood meeting held for the proposal who indicated support 
for the use, but expressed concerns about increased traffic on both Fall River Drive and Hahns Peak Drive. 
 
The various elements of the development are described in more detail in the following pages. 
 

 
 
 
 

Preliminary Development Plan 
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Vehicular Access and Circulation 
Public street access to the development will be available from the adjacent Hahns Peak Drive, which curves 
to form both the north and the west boundary of the subject property. There will also be access to the 
development from a private road, Fall River Drive, which forms the east boundary of the subject property. 
In addition, there will be a third access off of the driveway to Park Regency to the south, which is an existing 
shared drive that straddles the lot line between the two properties. The driveway access off of Fall River 
Drive is approximately at the midpoint of the east property line, while the driveway access off of Hahns 
Peak Drive is situated to align with Grays Peak Drive on the opposite side of the road. Access easements 
for Fall River Drive and the shared drive with Park Regency were established at the time of the platting of 
the Rocky Mountain Village 16th Subdivision.  
 
Internal circulation consists of a curving east-west drive that connects the entrance points off of Hahns Peak 
and Fall River. From this, a loop drive extends to the two residential buildings and associated garages to 
the south, and stubbed drives extend to the other buildings on site. Because of the short length of the stubbed 
drives, cul-de-sac style turnarounds are not required. The 24 ft wide internal drives are private and include 
perpendicular parking on both sides. 
 
Pedestrian Access and Circulation 
Pedestrian sidewalk is provided along both Hahns Peak Drive and Fall River Drive. There is internal 
sidewalk connecting the front doors in all residential buildings to the either the Hahns Peak or Fall River 
Drive sidewalk. In addition, there is sidewalk along the internal drives on which the clubhouse is located 
and a connection to existing sidewalk on the Park Regency property.  
 
Parking  
Multifamily uses require the provision of vehicle parking at a rate of two spaces per unit. For this 
development, 240 spaces are required and 247 are provided, for an excess of 7 spaces. Each unit is provided 
with one garage space, some of which are attached garages on the ground floor of the residential buildings 
and some of which are detached garages. While there can be issues with residents of multifamily 
developments utilizing garage parking spaces for personal storage rather than automobile parking, leaving 
too few parking spaces for vehicles, the minimum parking requirement is more than met here, and Planning 
is recommending a condition that requires the association covenants to prohibit use of the garages for 
storage in place of vehicle parking. There is a small amount of street parking available on both sides of Fall 
River Drive, but none on Hahns Peak Drive.  
 
Open Space 
Open space constitutes 33.3% of the land area. The open space consists of landscape (27.6%) and walkways 
(5.7%). Play areas are not required in residential developments within the Gateway PUD, and as the 
development is intended to be targeted towards people of retirement age, the inclusion of play areas is not 
desired by the applicant.   
 
Landscaping 
The landscaping standards of the Gateway PUD and the Site Development and Performance Standards are 
met, including that of buffering between this development and adjacent land uses and the provision of street 
trees along the adjacent public and private streets. A conventional bufferyard is not possible between the 
southeasterly property line and the adjacent Park Regency because a shared drive is situated at this property 
line, but landscape is provided on the north side of this drive. At the southwesterly property line between 
the subject property and Park Regency, the applicant and Park Regency have consented to the planting of 
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the bufferyard landscape on the Park Regency property rather than the subject property, which is permitted 
by the city’s bufferyard standards. Perimeter fencing will not surround the development, allowing the 
landscaping to be visible both on and off site. The landscaped areas will be maintained by the association. 
 
Architecture 
All of the residential buildings in the 
development are three stories in height. The 
garages and the one other building type on the 
site, the clubhouse, are one story.  The garages 
and clubhouse are of a similar architectural style 
as the residential buildings. All of the residential 
buildings include four sided architecture and 
hipped and gabled roofs. Each unit includes a 
balcony or deck.  
 
Materials and Colors 
Each building includes a combination of stone 
veneer masonry, wood-grain lap siding, shingle 
siding, shingle roofing, and wood brackets. An 
exception is the garages that are situated in the 
interior of the development, which do not include 
masonry. The colors of the buildings are neutral 
tone shades of green, blue, brown, beige, gold, 
and red. 
 
 
Setbacks 
The Gateway PUD requires a 15 ft setback from the side and rear lot lines for both buildings and parking. 
The parking area near the south end of the development (see below) does not meet this setback, and is 

instead 
situated 10.5 
feet from the 
rear lot line. 
There is a 
large 
landscaped 
area adjacent 
to this lot line 
on the Park 
Regency 
property, and 
the applicant 
has discussed 
the reduced 
parking 
setback at 
this location 
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with Park Regency, who have not objected. Given that there is a large landscaped area on the adjacent 
property at this location, and given that most other developments do not have a 15 ft setback for parking 
(as it is not required by the standard zoning code), staff does not object to the reduced parking setback at 
this location.  
 
Per the Gateway GDP, setbacks from roads for both buildings and parking are a minimum of 20 ft. For 
private roads situated in an easement on private property, the setback is usually measured from the edge of 
easement, although neither city code nor the Gateway PUD actually specify how setbacks should be 
measured from private roads. For the Fall River Drive setback, the applicant is requesting that it be 
measured from the edge of the driving aisle pavement instead of the edge of the easement. No building or 
parking area will be closer than 28 ft to the Fall River driving aisle. There will not be any long building 
walls along the Fall River Drive frontage, and there will be dense landscape, including a tree lawn, between 
the buildings and the road. Staff is supportive of measuring the setback in this manner for this development 
given the relatively small amount of building wall situated in close proximity to Fall River Drive.  
 
It is also noted that the existing shared driveway with Park Regency, which was installed in conjunction 
with the construction of Park Regency, straddles the lot line and therefore does not meet setback 
requirements. It is considered to function like a private road and therefore was not required to meet setback 
standards. 
 
Other Site Requirements 
All other Gateway PUD and municipal code requirements for preliminary development plans, including 
stormwater, utility, and transportation standards, are met. If the preliminary development plan is approved 
and the proposal proceeds to final development plan, the final development plan will be reviewed by staff 
to ensure full compliance with all applicable standards. 
 
Lot Merger Plat 
An application for a lot merger plat, titled 
the Amended Plat of Rocky Mountain 
Village 16th Subdivision, has been 
submitted concurrently with the PDP 
application in order to merge the property 
into one lot. Lot merger plats are reviewed 
and approved administratively whether or 
not they accompany another application that 
requires a public hearing. The review of the 
lot merger plat application has been 
completed by staff. The plat will be 
acceptable once certain additional utility 
easement information, which will be 
determined at the time of the FDP, is added 
to the plat. After an FDP application is 
submitted and reviewed, and a revised plat 
reflecting the remaining easement 
information is submitted, staff can approve 
and record the plat. 
 Lot Merger Plat 
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III.        ATTACHMENTS 
 
1. Preliminary Development Plan, including Elevations 
2. Lot Merger Plat 
3. Traffic Impact Study Conclusions & Recommendations 
 
 
IV. SITE DATA 
 

ACREAGE OF PDP-GROSS ....................................................... 6.26 AC 
MASTER PLAN DESIGNATION .................................................. REGIONAL ACTIVITY CENTER  
EXISTING ZONING.................................................................... PUD 
EXISTING USE .......................................................................... VACANT 
ACREAGE OF OPEN SPACE ....................................................... 2.0 AC (33.3 % OF SITE)  
NUMBER OF DWELLING UNITS PROPOSED ............................. 120 MULTIFAMILY UNITS 
EXIST ADJ ZONING & USE - NORTH ........................................ PUD – RESIDENTIAL 
EXIST ADJ ZONING & USE - SOUTH ........................................ PUD – ASSISTED LIVING FACILITY 
EXIST ADJ ZONING & USE - WEST .......................................... PUD - RESIDENTIAL  
EXIST ADJ ZONING & USE - EAST ........................................... PUD - OFFICE 
UTILITY SERVICE – WATER, SEWER & ELECTRIC ................... CITY OF LOVELAND  

 
 
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 proposal to develop multifamily on the property, although 
concerns about traffic were voiced. However, the traffic study submitted by the applicant and reviewed by 
staff indicate that surrounding streets are adequate for the increase in traffic that will result from the 
proposed development on the subject property. If the preliminary development plan is approved, a final 
development plan demonstrating compliance with all details of the municipal code, will need to be 
submitted by the applicant and reviewed by staff prior to building permit, and any remaining code issues 
will be handled at that time.  
 
 
VI. BACKGROUND 
 
The following represents a timeline for the background of the development: 

1993 City Council approval of the annexation of the McWhinney Addition  

 

1994 City Council approval of the Gateway Planned Unit Development-General 
Development Plan. The plan allows for multiple family residential, retail, office, 
light industrial, warehouse, hotel, and certain other uses in different areas within 
Gateway. The Flats at Centerra property is within the “A-1” area per the GDP. 
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2013 The ninth amendment to the Gateway General Development Plan allows an increase 
in the maximum density for multiple family residential in area A-1 from 16 dwelling 
units per acre to 22 dwelling units per acre.   

 

2015 An application for a preliminary development plan (#15-111) is submitted. 

 
 
VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 
 
A. Notification: An affidavit was received from the applicant certifying that written notice was mailed 

to all property owners within 900 feet of the property on November 18, 2015 and notices were posted 
in prominent locations on the perimeter on November 18, 2015.  In addition, a notice was published 
in the Reporter Herald on November 28, 2015.   

 
B. Neighborhood Response: A neighborhood meeting was held at 5:30 p.m. on October 29, 2015 in the 

Gertrude Scott Room of the Loveland Public Library. The meeting was attended by the applicant, city 
staff and a consultant, with two nearby residents in attendance. The neighbors in attendance expressed 
support for the use but questioned the traffic study’s assertion that the adjacent roads are adequate for 
the increase in traffic. 
 
 

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: 

• Multifamily residential is a permitted use on the subject parcel, as established in the GDP. 
• The maximum density and other site development standards of the GDP are met, with the 

exception of a requested leniency for parking lot setback from 15 ft to 10.5 ft along one 
property line.  

• The architecture is consistent with the design standards contained in the GDP.   
 

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.  
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Current Planning: Staff believes that this finding can be met based on the following facts: 
• Multifamily residential developments are located north and west of the subject property, 

across Hahns Peak Drive. Both of these developments are lower density than the 19.2 
dwelling units per acre proposed for the subject property, with the The Dam at Centerra to 
the north at 14.9 dwelling units per acre and Rocky Mountain Village 3rd to the west at 10.1 
dwelling units per acre. Also, both adjacent multiple family developments consist of two-
story buildings while the subject property will consist of three-story buildings. However, 
immediately to the south is a three-story assisted living facility, and south of it, across 
McWhinney Boulevard, is a shopping center. The proposal for the subject property provides 
a suitable transition between the two-story multiple family developments to the north and 
west and the three-story institutional use and commercial use to the south.  

• An office building is located immediately to the east of the subject property, across Fall 
River Drive. A multiple family development on the subject property is not anticipated to 
have a negative impact on the office building.  

• The architecture and landscaping proposed for the subject property is of an equal or higher 
quality than nearby developed properties.   

• No concerns regarding the compatibility of a multifamily use at this location were voiced at 
the neighborhood meeting.  

 
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) The PDP designates 33% of the site for landscaping and active recreation. A 

network of internal sidewalk connects each residential building and the clubhouse to 
sidewalk that will be constructed along Hahns Peak Drive and Fall River Drive, along with 
connecting to existing sidewalk on the adjacent Park Regency property.  
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• (finding ii) Specific site planning techniques have been incorporated into the PUD to 
promote safety for pedestrians. This includes traffic calming techniques such as curved 
streets and street parking. The internal private drives include sidewalks connecting to 
surrounding public sidewalks and adjacent properties. These techniques promote the 
philosophies of the City’s master plan. 

• (finding iii) The PDP incorporates a landscape design that includes dense buffering next to 
the adjacent public street to the north and west along with buffering between this 
development and Fall River Drive to the east and the assisted living facility to the south. The 
height and massing of the buildings will provide a transition between the more intensive 
institutional and commercial developments to the south and the lower density multifamily 
developments to the north and west.     

• (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. 
• (finding vii) The different elements within the development, including architecture, building 

placement, sidewalks, parking, clubhouse, and landscape areas, have been designed in an 
attractive and coordinated manner that provides an appealing streetscape, both from the 
internal drives and 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 
established in the GDP 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 
fact: 

• A Traffic Impact Study has been provided by Delich Associates for the Flats at Centerra 
PDP that demonstrates that the project will comply with the Larimer County Urban Area 
Street Standards (LCUASS) and the City’s ACF Ordinance for Traffic.  
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Fire Prevention: Staff believes that these findings can be met based on the following facts: 

• The proposed development site, The Flats at Centerra, will comply with the requirements in 
the ACF Ordinance for response distance requirements from the first due Engine Company. 

• The proposal 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 City’s current service area for both water and 
wastewater. The Department finds that the Development will be compliant to ACF for the 
following reasons: 

o The proposed development will not negatively impact City water and wastewater 
facilities. 

o The proposed facilities shown on the Preliminary PICPs have been designed pursuant 
to the City’s Development Standards. 
 

Stormwater: Staff believes that these findings can be met based on the following facts: 
• When final designed and built, the development will not negatively impact City storm drainage 

utilities and will comply with the Adequate Community Services ordinance outlined in the 
Loveland Municipal Code, Section 16.41.140. 

• No irrigation ditches traverse the site. 
• No natural drainage courses/open channels traverse the site. 

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

• The existing underground 3 phase primary line is available and is a sufficient source for 
electric distribution for the proposed development. No negative impacts on the City’s electric 
system are foreseen. The proposed development meets the criteria for level of service as 
outlined in the Adequate Community Services ordinance in the Loveland Municipal Code.  

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

• The construction of the proposed multi-family development, Flats at Centerra, will not 
negatively impact surrounding properties. 

 
 
IX. RECOMMENDED CONDITIONS 
 
The following conditions are recommended by City Staff:   
 
Current Planning  

 
1. Prior to the issuance of any certificate of occupancy within the preliminary development plan (PDP) 

boundaries, all site landscaping, associated irrigation water meters and activation fees, irrigation 
systems, and internal sidewalk, 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.  

 
2. Both the attached and detached garages are required to be utilized for the parking of vehicles and 

cannot be utilized for the storage of other items in place of the parking of vehicles. This requirement is 
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to be included in the development’s covenants, conditions, and restrictions. 
 

Transportation Engineering 
 
1.  All public improvements presented in the Preliminary Development Plan (PDP) or any accompanying 

Public Improvement Construction Plan (PICP) documents (text or graphical depictions), shall 
conform to the Larimer County Urban Area Street Standards (LCUASS).  

 
2.  City signed PDPs (including any associated PICPs) do not allow any construction within the public 

street or alley rights-of-way or pedestrian easements. A separate City Street right-of-way (ROW) work 
permit must be obtained by the developer and/or his contractor at the City Project Engineering Office, 
and approved by Project Engineering, prior to any repair or construction of sidewalk, curb & gutter, 
driveway accesses or any other construction in the City street ROW or pedestrian easements. This 
includes all items such as utility street cuts, sidewalk ramps, construction staging in the street, 
landscaping, traffic control, etc. 

 
3.  Prior to the issuance of any building permits for The Flats at Centerra, Lot 3, Block 1 and Outlot B, 

Rocky Mountain Village 16th Subdivision, pursuant to the provisions in Section 16.40.010.B of the 
Loveland Municipal Code, the Developer shall design and construct all on-site improvements and 
street improvements on Hahns Peak Drive including access driveways, curb & gutter, ramps and 
sidewalk as shown in the City approved PICPs unless already designed and constructed by others.  

 
4.  All trees, shrubs, and other plant materials located within the clear sight triangles shall be trimmed in 

accordance with the requirements of Section 7 of LCUASS. Under current LCUASS requirements, 
trees shall be limbed to a height of not less than eight (8) feet above any public street or sidewalk. 
Shrubs and other plant materials shall be maintained at a height of not more than thirty (30) inches, 
and said maintenance shall be conducted in perpetuity. 

 
Water/Wastewater 
 
1.  Prior to approval of the final development plan, the developer shall submit a report evaluating the fire 

flow adequacy with the proposed layout for City review and approval. If the fire flow adequacy can be 
met without the water main connection in Fall River Drive then the Developer shall abandon the 
northern stub. 
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 BEING A LOT MERGER OF OUTLOT B, AND LOT 3, BLOCK 1, ROCKY MOUNTAIN VILLAGE 16TH SUBDIVISION,
A PART OF THE GATEWAY PUD LOCATED IN THE SOUTHEAST QUARTER OF SECTION 9, TOWNSHIP 5 NORTH RANGE 68

WEST OF THE 6TH PRINCIPAL MEDIAN, CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF COLORADO

(THE FLATS AT CENTERRA)

PRELIMINARY DEVELOPMENT PLAN



C.O.
G

WV

H

Y D

WV

S
WV

WV
WV

S

S

S

S

D

S

TELE

TELE

D
D

D

D

TELE

TELE

H Y
D

WV

WV
WV

C.O.

WV WV

D

TELE

TELE

D

S

H2O
CS

S

WV

WV

WV

WV

H
Y D

WV

C.O.

H

Y D

WV

WVWV

WV

WV H

Y
D

C.O.

S

V.P.

D Y H

D

Y
H

TOTAL = 

SQUARE FOOTAGE



C.O.
G

WV

H

Y D

WV

S
WV

WV
WV

S

S

S

S

D

S

TELE

TELE

D
D

D

D

TELE

TELE

H Y
D

WV

WV
WV

C.O.

WV WV

D

TELE

TELE

D

S

H2O
CS

S

WV

WV

WV

WV

H

Y D

WV

C.O.

H
Y D

WV

WVWV

WV

WV H

Y
D

C.O.

S

V.P.

D

Y
H

C.O.
G

WV

H

Y D

WV

S
WV

WV
WV

S

S

S

S

D

S

TELE

TELE

D
D

D

D

TELE

TELE

H Y
D

WV

WV
WV

C.O.

WV WV

D

TELE

TELE

D

S

H2O
CS

S

WV

WV

WV

WV

H

Y D

WV

C.O.

H

Y D

WV

WVWV

WV

WV H

Y
D

C.O.

S

V.P.

D Y H

D

Y
H

S

NOTES:



C.O.
G

WV

H

Y D

WV

S
WV

WV
WV

S

S

S

S

D

S

TELE

TELE

D
D

D

D

TELE

TELE

H Y
D

WV

WV
WV

C.O.

WV WV

D

TELE

TELE

D

S

H2O
CS

S

WV

WV

WV

WV

H

Y D

WV

C.O.

H
Y D

WV

WVWV

WV

WV H
Y
D

C.O.

S

V.P.

D

Y
H

S

TELE

TELE

D
D

D

D

TELE

TELE

WV

WV H

Y
D

C.O.

NOTES:



WV

S

S

S

S

D
H Y

D

WV

WV
WV

C.O.

WV WV

D

C.O.
G

WV

H

Y D

WV

S
WV

WV
WV

S

S

S

S

D

S

TELE

TELE

D
D

D

D

TELE

TELE

H Y
D

WV

WV
WV

C.O.

WV WV

D

TELE

TELE

D

S

H2O
CS

S

WV

WV

WV

WV

H

Y D

WV

C.O.

H
Y D

WV

WVWV

WV

WV H

Y
D

C.O.

S

V.P.

D

Y
H

NOTES:



C.O.
G

WV

H

Y D

WV

S
WV

WV
WV

S

S

S

S

D

S

TELE

TELE

D
D

D

D

TELE

TELE

H

Y
D

WV

WV
WV

C.O.

WV WV

D

TELE

TELE

D

S

H2O
CS

S

WV

WV

WV

WV

H

Y D

WV

C.O.

H
Y D

WV

WVWV

WV

WV H
Y

D

C.O.

S

V.P.

D

Y
H

H

Y D

WV

WV
WV

WV

TELE

TELE

D

S

H2O
CS

S

WV

WV

WV

WV

H

Y D

WV

C.O.

H

Y D

WV

WVWV

S
V.P.

NOTES:



1.  LANDSCAPE BUFFER ALONG HAHN'S PEAK DRIVE

3.  LANDSCAPE BUFFER ALONG OUTLOT A

2.  LANDSCAPE BUFFER ALONG FALL RIVER ROAD

4. * LANDSCAPE BUFFER ALONG PARK REGENCY

*LANDSCAPE BUFFER ADJACENT TO REGENCY PROPERTY
 IS TO BE NEGOTIATED WITH REGENCY OWNERS AND MAY VARY
 FROM WHAT IS SHOWN ON LANDSCAPE PLANS.
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BEING A LOT MERGER OF OUTLOT B AND LOT 3, BLOCK 1, ROCKY MOUNTAIN VILLAGE 16TH SUBDIVISION, LOCATED IN THE SOUTHEAST QUARTER OF
SECTION 9, TOWNSHIP 5 NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERIDIAN, CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF COLORADO

CERTIFICATE OF OWNERSHIP AND DEDICATION:

KNOW ALL PERSONS BY THESE PRESENTS that the undersigned, being all the owners and lienholders of the following described
property, except any existing public streets, roads or highways, which property is located in that portion of the Southeast Quarter of
Section 9, Township 5 North, Range 68 West of the 6th Principal Meridian, City of Loveland, County of Larimer, State of Colorado
being more particularly described as follows:

LOT 3, BLOCK 1 AND OUTLOT B, ROCKY MOUNTAIN VILLAGE 16TH SUBDIVISION (according to the Plat recorded with
Larimer County Clerk and Recorder on May 18, 2006 at Reception No. 2006-0037464), to the City of Loveland, County of Larimer,
State of Colorado.

Containing 272,514 square feet or 6.26 acres more or less, and is subject to all easements and rights-of-way on record or existing, do
hereby subdivide the same into lots, blocks, tracts, outlots, rights-of-way and easements, as shown on this plat; and do hereby designate
and dedicate:  (i) all such rights-of-way and easements, other than utility easements and private easements, to and for public use, except
where indicated otherwise on this plat; and (ii) all such utility easements to and for public use for the installation and maintenance of
utility, irrigation and drainage facilities; and do hereby designate the same as "AMENDED PLAT OF ROCKY MOUNTAIN
VILLAGE 16TH SUBDIVISION, AMENDMENT #1"  to the City of Loveland, Colorado.

All expenses involving necessary improvements for water system, sanitary sewer system, storm sewer system, curbs and gutters,
sidewalks, street improvements, street signs, grading and landscaping shall be paid by _________________________ if it is
determined to be required.

SURVEYOR'S CERTIFICATE:

I, Eric R. Smith, being a Registered Professional Land Surveyor in the State of Colorado, do hereby certify that the survey of
"AMENDED PLAT OF ROCKY MOUNTAIN VILLAGE 16TH SUBDIVISION, AMENDMENT #1"  was made by
me or under my supervision and that the survey is accurately represented on this plat and that the statements contained hereon
were read by me and the same are true to the best of my knowledge.

Dated this _______ day of _____________, 20____

______________________________

Eric R. Smith
Colorado Registered Professional Land Surveyor No. 37987
For and on Behalf of Northern Engineering Services, Inc.

NOTES:

1.  Basis of Bearings is the North line of Lot 3, Block 1, Rocky Mountain Village 16th Subdivision as bearing North 89° 46' 09" East (assumed bearing) and
monumented as shown on drawing.

2.  The lineal unit of measurement for this drawing is U.S. Survey Feet.

3.  Easement note:
Total area in square feet of easements dedicated to the public or the city by this plat (includes Sight Distance Easement).  Total area in square feet - 63,786
s.f.
Total area in square feet of easements dedicated to the public or the city that is being vacated by this plat.  Total area in square feet - 19,314 s.f.

4.  All information regarding easements, rights-of-way or title of record, Northern Engineering relied upon File No. 580-F0488926-383-JNB, Amendment
No. 6, dated February 20, 2015, prepared by Fidelity National Title Company.

5.  Maintenance and upkeep of Stormwater detention ponds, storm sewer systems, swales, and permanent Stormwater quality improvements are required by
the City of Loveland and are a continuing obligation of the homeowner association (HOA), business owner association (BOA), or private property owner.
The owner(s) or responsible parties (HOA, BOA) shall provide ongoing maintenance to the private Stormwater improvements as needed to maintain
compliance with the approved construction plans and reports.

6.  Unless otherwise approved by the city, all unsatisfied conditions of approval for the original subdivision shall continue to apply to this property.

7.  All easements and lots lines from Outlot B and Lot 3, Block 1, Rocky Mountain Village 16th Subdivision, Reception No. 2006-0037464, are vacated by
the filing of this Plat, unless otherwise shown on this Plat.

CITY OF LOVELAND CERTIFICATE:

This plat is approved by the Director of Development Services of the City of Loveland, Larimer County, Colorado, this ___ day
of ___________, 20____, for filing with the Clerk and Recorder of Larimer County and for conveyance to the City of the public
dedications shown hereon, which are accepted; subject to the provision that approval in no way obligates the City of Loveland,
for financing or construction of improvements on land, streets, or easements dedicated to the public except as specifically agreed
to by the Director of Development Services.

                                                                      ______________________________________
                                                                      Director of Development Services

Witness my hand and seal of the Director of Development Services.

                                                                      ATTEST:

                                                                     ______________________________
                                                                      City Clerk

OWNER:

                                                                By:  ___________________________________

STATE OF COLORADO )
                                            ) ss.
COUNTY OF LARIMER )

The foregoing instrument was acknowledged before me this _____ day of _____________________, 20____, by
_____________________________, as ____________________ of __________________________________.

Witness my hand and official seal.

My Commission Expires:  _______________________

                                                                 ___________________________________
                                                                 Notary Public

LIENHOLDER:

                                                                By: _____________________________

STATE OF  _____________________ )
                                                               )ss.
COUNTY OF  ___________________)

The foregoing instrument was acknowledged before me this _____ day of ______________ , 20____,  by,

________________________________________ as __________________________________ of

______________________________________.

Witness my hand and official seal.

My commission expires ________________________.

                                                                  ______________________________
                                                                  Notary Public

ATTORNEY CERTIFICATE:

I, ____________________________________, an attorney licensed to practice law in the State of Colorado, certify that I have
examined title to the above described land dedicated to the City of Loveland, Colorado, and that the parties executing the
dedication are the owners thereof in fee simple and the dedicated land is free and clear of all liens and encumbrances, except as
set forth herein.

So sworn this _______ day of __________________, 20____

                                                         ______________________________________
                                                                                Attorney at Law

___________________________________

___________________________________

___________________________________

___________________________________
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 I.  INTRODUCTION 
 
This intermediate traffic impact study (TIS) is for the proposed development of 

The Flats at Centerra.  The Flats at Centerra site is located in the southwest quadrant of 
the Hahns Peak/Fall River intersection in Loveland, Colorado.  The location of this site 
is shown in Figure 1.  This TIS addresses the operation at the key intersections for the 
short range (2020) future.   

 
This study involved the collection of data, a review of previous developments and 

studies in the area, trip generation, trip distribution, trip assignment, and the operation 
analyses of the key intersections in the area for the existing conditions and the short 
range (2020) future.  During the course of this analysis, numerous contacts were made 
with City staff and the project developer.  Since this land is within the City of Loveland, 
the traffic impact study guidelines for Loveland, as contained in the “Larimer County 
Urban Area Street Standards” (LCUASS) were used.   

 
The following intersections, as agreed to in the scoping discussions, were 

addressed in this traffic study: McWhinney/Hahns Peak-Grays Peak (minor 
intersection), McWhinney/Fall River (minor intersection), Hahns Peak/Fall River (minor 
intersection), Rocky Mountain/Hahns Peak (major intersection), and the site access 
(minor intersections) intersections.  Appendix A contains the Transportation Impact 
Study Base Assumptions form and related attachments for The Flats at Centerra.  
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III.  PROPOSED DEVELOPMENT 
 

Figure 5 shows the site plan for The Flats at Centerra.  The Flats at Centerra is a 
proposed residential development consisting of 120 townhome dwelling units.  Access 
to the site will be via a full-movement access to/from Hahns Peak Drive (lines up with 
Grays Peak Drive), a full-movement access to/from Fall River Drive, and the existing 
Park Regency North Access.  Full development of The Flats at Centerra site is assumed 
to be built out over the 1-2 years, following approval.  The analysis year for the short 
range future was assumed to be the year 2020.   
 
 
Trip Generation 
 

Trip generation is important in considering the impact of a development on the 
existing and proposed street system.  Trip Generation, 9th Edition, ITE was used to 
estimate trips that would be generated by The Flats at Centerra site.  The equations 
from Townhome (Code 230) were used to calculate the weekday trip generation for the 
site.  Table 2 shows the expected trip generation for The Flats at Centerra site.  The site 
resulted in 754 daily trip ends, 60 morning peak hour trip ends, and 70 afternoon peak 
hour trip ends. 

 
 

TABLE 2 
Trip Generation 

Code Use Size 
AWDTE AM Peak Hour PM Peak Hour 

Rate Trips Rate In Rate Out Rate In Rate Out 

230 Townhome/Condo 120 D.U. EQ 754 EQ 10 EQ 50 EQ 47 EQ 23 

 
 
Trip Distribution 
 

Trip distribution for The Flats at Centerra was estimated using knowledge of the 
existing and planned street system, development trends, and engineering judgment.  
Figure 6 shows the trip distribution used in the following analyses.  The trip distribution 
analysis was discussed and agreed to in the scoping discussions and is contained in 
Appendix A. 
 
 
Traffic Assignment 
 

Trip assignment is the product of both the trip generation and trip distribution 
processes.  The following intersections were analyzed:  McWhinney/Hahns Peak-Grays 
Peak, McWhinney/Fall River, Hahns Peak/Fall River, Rocky Mountain/Hahns Peak, and 
the site access intersections.  Figure 7 shows the site generated peak hour traffic at the 
key intersections. 
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Background Traffic Projections 
 

Background traffic projections for the short range (2020) future horizon were 
determined by factoring the existing traffic by 2.0% per year.  The site traffic from the 
Meyers Natural Foods development was added to the general background traffic.  
Figure 8 shows the short range (2020) background peak hour traffic at the key 
intersections.   
 
 
Total Traffic 
 

The traffic volumes generated by the proposed The Flats at Centerra were added 
to the background traffic volumes to produce the total traffic volume forecasts for the 
short range (2020) future horizon.  Figure 9 shows the short range (2020) total peak 
hour traffic at the key intersections.   

 
Table 3 shows the short range (2020) link volumes for various key street 

segments.  Table 3 also shows the ACF volume thresholds for each street segment and 
whether that segment meets the Adequate Community Facilities Ordinance.  The 
threshold volumes shown were calculated for this study and are provided in Appendix 
D.  Table 3 indicates that all links meet the requirements of the Adequate Community 
Facilities Ordinance.   

 
 
Signal Warrants 
 

As a matter of policy, traffic signals are not installed at any location until such 
time that signal installation warrants are met according to the Manual on Uniform Traffic 
Control Devices.  It is unlikely that peak hour signal warrants will be met at the stop sign 
controlled McWhinney/Fall River, Hahns Peak/Fall River, and Rocky Mountain/Hahns 
Peak intersections. 

  
 
Operation Analysis 
 

Table 4 shows the short range (2020) background morning and afternoon peak 
hour operation at the key intersections.  Calculation forms for these analyses are 
provided in Appendix E.  The key intersections operate at acceptable levels of service 
during the morning and afternoon peak hours.   

 
Table 5 shows the short range (2020) total peak hour operation at the key 

intersections.  Calculation forms are provided in Appendix F.  The key intersections 
operate at acceptable levels of service during the peak hours.    
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Geometric Requirements 
 

Figure 10 shows the short range (2020) approach geometry at the key 
intersections.  The McWhinney/Hahns Peak-Grays Peak, McWhinney/Fall River, Hahns 
Peak/Fall River, Fall River/Office Access, and Fall River/Park Regency North Access 
intersections can remain as they exists today.  The east leg of the Rocky 
Mountain/Hahns Peak intersection will be constructed with the Meyer Natural Foods 
development.  From a volume perspective (LCUASS, Figure 8-1), left-turn lanes are not 
required at the site accesses.  According to LCUASS, Figure 8-4, right-turn lanes are 
not required at the site accesses.  As shown in Figure 10, the Rocky Mountain/Hahns 
Peak intersection will require a southbound left-turn lane.  This can be striped in the 
median area of Rocky Mountain Avenue.  This left-turn lane was mentioned in the 
“Meyers Natural Foods Traffic Impact Study.”  There is an existing northbound right-turn 
lane on Rocky Mountain Avenue, approaching Hahns Peak Drive.   

   
 

Pedestrian Facilities 
 

There are sidewalks adjacent to all developed properties.  As vacant properties 
in the area are developed, it is assumed that sidewalks will be built.  As shown in 
Appendix G, four potential pedestrian destinations within 1320 feet were identified: 1) 
the residential area west, north, and northeast of the site; 2) the commercial area 
(office) east of the site; 3) the commercial area south of the site; and 4) the RV Park 
southwest of the site.  Appendix G contains a graphic depicting the pedestrian influence 
area and these pedestrian destinations.  A pedestrian level of service worksheet is also 
provided in Appendix G.  This worksheet shows the level of service for each quality 
indicator.  Since the City of Loveland has no minimum level of service criteria, this level 
of service could not be indicated.   
 
 
Bicycle Facilities 
 

Bicycle lanes exist along Rocky Mountain Avenue and McWhinney Boulevard.  
As shown in Appendix G, two potential bicycle destinations within 1320 feet was 
identified: 1) the commercial area south of the site and 2) the commercial area east of 
the site .  Appendix G contains a graphic depicting the bicycle influence area and these 
bicycle destinations.   

 
 
Adequate Community Facilities 

 
All of the key intersections meet the City of Loveland criteria of level of service C 

or better during the peak hours with regard to operation.  Therefore, all intersections, 
with the control devices that either exist or will be installed and with the existing 
geometry, meet requirements of the Loveland Adequate Community Facilities 
Ordinance.  As noted on Table 3, all street links meet the level of service C standard of 
the Loveland Adequate Community Facilities Ordinance.   
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 IV.  CONCLUSIONS/RECOMMENDATIONS 
 

This study assessed the transportation impacts associated with the development 
of The Flats at Centerra in Loveland, Colorado.  This study analyzed the transportation 
impacts in the short range (2020) future.  As a result of these analyses, the following is 
concluded: 
 

• Full development of The Flats at Centerra is feasible from a traffic engineering 
standpoint.  The trip generation for The Flats at Centerra site resulted in 754 
daily trip ends, 60 morning peak hour trip ends, and 70 afternoon peak hour trip 
ends. 

 
• Current operation at the McWhinney/Hahns Peak-Grays Peak, McWhinney/Fall 

River, Hahns Peak/Grays Peak, Hahns Peak/Fall River, Fall River/Office Access, 
Fall River/Park Regency North Access, and Rocky Mountain/Hahns Peak 
intersections is acceptable based upon City of Loveland evaluation criteria. 

 
• It is unlikely that peak hour signal warrants will be met at any of the stop sign 

controlled intersections.  
 

• Using the background traffic in the short range (2020) future, the key 
intersections operate at acceptable levels of service.   

 
• With short range (2020) development of The Flats at Centerra and background 

traffic, the key intersections will operate acceptably.  All street links meet the ACF 
criteria.   

 
• Bicycle lanes exist along Rocky Mountain Avenue and McWhinney Boulevard.  

The sidewalk system in this area is mostly complete.  As streets are improved, 
sidewalks will be incorporated to the standard cross sections. 

 
• Table 6 shows a summary of the recommended improvements and the 

responsibility for that improvement.  The short range (2020) geometry is shown 
schematically in Figure 10. 

 
• No environmental or special studies are required with this development. 


	121415 PC Agenda
	110915 PC Minutes
	Binder1
	1 Flats at Centerra PDP PC staff report
	2 Attachment 1 PDP edit
	3 Attachment 2 Plat
	4 Attachment 3 TIS Excerpt




