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Title: Lee Farm Addition – General 
Development Plan (GDP) Amendment 
#1 (PZ#16-00042) 

Applicant: The True Life Companies/Katie Cooley 

Request: Amendment to the Lee Farm General 
Development Plan (GDP) 

Location: West side of N. Wilson Avenue and east 
of the Hogback and future Cascade 
Avenue alignment - directly north of 
Hunter’s Run Subdivision and south of 
Buck Subdivision 

Existing Zoning: P-91 Lee Farm Addition Planned 
Unit Development (PUD) 

Staff Planner: Troy Bliss 

 
  

Staff Recommendation  
APPROVAL of the General Development Plan (GDP) 
Amendment #1. 
 
Recommended Motion:  
 
1. Move to make the findings listed in Section VIII of 

the Planning Commission staff report dated August 
8, 2016, and based on these findings recommend 
approval the Lee Farm General Development Plan 
Amendment #1, subject to the conditions listed in 
Section IX, as amended on the record. 

Summary of Analysis 
The True Life Companies has recently purchased the property and is seeking to amend the previously 
approved General Development Plan (GDP).  Primary changes include removal of a community center and 
multi-family (condo) uses as well as reconfiguring some internal road networks (primarily W. 35th Street, 
minor collector, and local streets).  The amendment focuses on developing a mixture of residential uses on 
247 acres in northwest Loveland.  Staff believes that the application demonstrates consistency with all 
pertinent City policies and requirements. Neighborhood concern and opposition has been expressed, relating 
to the proposed location of W. 35th Street. 
 
The application requires a public hearing with the Planning Commission and City Council. Based on all 
pertinent information and testimony offered at the hearing, the Planning Commission must formulate a 
recommendation to be forwarded to the City Council for subsequent hearing and final decision (scheduled for 
September 20, 2016).  If approved by City Council, the application would constitute a rezoning of the 
property, vesting the GDP for up to ten (10) years (as being requested).  It is anticipated that a series of 
Preliminary Development Plans and Preliminary Plats would follow over the years to develop the overall 
project in phases.  These provide a greater level of detail (i.e. lot sizes/orientation, landscaping, street design, 
building elevations, etc.) and allow for further neighborhood participation/input. 
 
The property is currently zoned Lee Farm Addition Planned Unit Development (PUD), subject to the original 
GDP approved at time of annexation in 2006.  It is a vested document, prescribing zoning and land use 
allowances.  This GDP is provided for comparison in considering the requested amendment.       
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I. SUMMARY 
 
The following abbreviations will be used throughout this report and are being provided to help clarify 
what each represents: 
 

PUD: Planned Unit Development is a type of zoning that allows for the creation of zoning and design 
standards that are tailored to a site with this designation.  This zoning is unique to a particular 
site or area, typically described in some form of development plan.  The primary purpose of this 
zoning is to encourage a mixture of land use opportunities that are well integrated in creating an 
efficient use of land.  

GDP: General Development Plan establishes the zoning, density and design standards for a PUD 
zoned property.  The plan itself is primarily conceptual in nature, meant to provide guidance 
with respect to locations for different land uses within a PUD.  This plan is usually prepared in 
conjunction with the annexation of a property as its official zoning document.  This plan must 
be approved by City Council.  

PDP: Preliminary Development Plan is typically the initial step, detailing a specific development 
proposal within a PUD.  Its contents are reviewed against the zoning requirements of the 
applicable GDP.  This plan must be approved by Planning Commission, subject to appeal to 
City Council.    

PP: Preliminary Subdivision Plat is the initial subdivision of a property into more than 4 additional 
lots.  It establishes all necessary conveyances (i.e. dedication of public rights-of-way and 
easements) for public and private use. This document must be approved by Planning 
Commission, subject to appeal to City Council.  

LCUASS: Larimer County Urban Area Street Standards are standards that municipalities within Larimer 
County use is designing their street networks.    

TIS: Traffic Impact Study is a study prepared by a traffic engineer to evaluate traffic impacts on a 
specific development proposal.  

ACF: Adequate Community Facilities is a program adopted by the City of Loveland to ensure that 
community facilities needed to support new development meet or exceed defined levels of 
service.  This includes fire protection, transportation, water, wastewater, stormwater, and power.  

LMC: Loveland Municipal Code is the collection of adopted City relations, including the zoning and 
subdivision codes. 

ESAR: Environmentally Sensitive Areas Report is a report prepared by a qualified biologist to analyze 
the natural environment in and around a proposed development site.  Its purpose is to identify 
significant natural features or habitats.  Conclusions and recommendations are made as a result 
of this report and incorporated into the City’s review of a development proposal.  
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VILLAGES AT LEE FARM 

 
 

The application proposes to rezone the Lee Farm Addition through amending the GDP.  This is the first 
amendment to be considered for the property.  By nature, the GDP provides a lot of narrative, setting 
general standards for future development including, but not limited to allowed uses, design guidelines 
(building, landscaping, fencing, and signage), building setbacks, building heights, and layout of major 
roadways.  These standards are then detailed in subsequent PDP’s, illustrating exactly how the 
development will look based upon the criteria established in the GDP.   
 
With the proposed amendment, much of the narrative and general standards remain the same or similar to 
what is currently in place.  The same concept of feathering density from east to west continues – higher 
density with mixture of housing types and lot sizes along N. Wilson Avenue transitions to single-family 
lots that ultimately become estate lots along the western boundary where Cascade Avenue will be located.  
Sensitivity to existing development to the north maintains the same continuation of single-family lots 
similar in size abutting the Buck Subdivision.  (A different configuration is proposed along the south 
boundary next to Hunter’s Run Subdivision.  This change is described in detail below.)  The focus of this 
amendment is narrowed down to the following four (4) main components as described: 
 

• Use and Density – The approved GDP for the Lee Farm Addition allows for a variety of 
residential uses which includes single-family detached (including patio homes), single-family 
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attached (townhomes) two-family attached, and multi-family (condos).  The total number of 
dwelling units being 1,051 with a gross density of 4.3 units per acre.  It also allows for non-
residential uses that are identified as a community center (including a variety of uses such as 
schools, churches, recreation facilities, and/or child day care centers) and convenience commercial 
(including offices, small veterinary clinics, sit-down restaurants, and small retail stores). 

 
In comparison, the amendment proposes to significantly reduce the possible multi-family (condo) 
component areas from 68 acres down to 13 acres.  A total reduction in the number of dwelling 
units is proposed from 1,051 to 820 with a gross density of 3.3 units per acre.  It also removes both 
the community center and convenience commercial land uses, replacing with a neighborhood park 
of approximately 9 acres in size. 
 

• Internal Street Spine – The approved GDP established a general street network of the larger 
roadways and connections to existing developments (i.e. Buck Subdivision and Hunter’s Run 
Subdivision).  This was important not only in demonstrating compliance with the City’s 2030 
Street Master Plan but it became the framework for the pockets of development areas where 
conceptually the dispersal of uses and density can begin to be seen.  The primary streets are: 

o  Cascade Avenue (running north/south) which intersects with W. 43rd Street at the 
northwest corner of the site, heading south to a future round-a-bout within the Hunter’s 
Run West project site (undeveloped), and; 

o W. 35th Street (running east/west) which intersects with N. Wilson Avenue at the southeast 
corner of the site, heading west to the same round-a-bout within the Hunter’s Run West 
project site.  This street is of particular interest.  Its alignment currently is such that it 
extends north a considerable distance away from existing homes, allowing future single-
family lots to back directly up against the Hunter’s Run Subdivision. 

 
The proposed amendment keeps Cascade Avenue in its same alignment.  However, the W. 35th 
Street alignment is proposed to change, bringing it much closer to the existing homes in the 
Hunter’s Run Subdivision.  The reasons for proposing this adjustment are to improve the drainage 
design between the two properties and allow a better angle of connection into the future Hunter’s 
Run West round-a-bout (which has already been designed).  Rather than having future single-
family homes abutting existing single-family homes, a 60’+ drainage swale and landscape buffer 
would be created between W. 35th Street and the north boundary of the Hunter’s Run Subdivision.   
 

• Design Standards – The proposed amendment incorporates a wide variation of minimum lot sizes 
(i.e. 1,000 square foot townhome lots up to 16,000 square foot estate lots).  The applicant is not a 
home builder.  Consequently, their intent is to sell areas of the development to various home 
builders.  By not having defined home plans, the applicant wants to create enough flexibility to 
accommodate different building footprints/designs that meet the development objectives for this 
project.  In doing so, adjustments to the percentage of street facing garages in relation to the total 
linear front façades of the homes has proposed to increase from the current approved GDP.  
Specifically, for detached single-family homes (all types) a 55% and 60% allowance is proposed 
compared to 40% in place now.  The 40% standard has been a common practice in Loveland when 
it comes to street facing garages.  (The Millennium (i.e. Centerra) has incorporated higher 
allowances (up to 48%) if certain design elements are met such as stepping back the garage from 
living portion of the house or having a front porch with a minimum width.)  In response to this 
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change, City staff has recommended an adjusted condition from the current approved GDP.  
Rather than specifying a certain allowed percentage at this time, City staff is requesting this 
allowance be removed and further evaluated at the PDP levels.  Without having home designs, it is 
difficult to determine how this greater garage dominance will look from the street.  It may be that 
at the PDP stages, greater architectural treatments or even focusing on the streetscape (i.e. 
providing detached sidewalks with tree lawns) would be appropriate considerations in allowing a 
higher percentage for the garages on front facades.      
 

• GDP Vesting – A longer vesting period is being requested in conjunction with this amendment 
beyond what the Loveland Municipal Code requires (see Attachment 3).  Section 18.41.050.D.13 
stipulates that within one (1) year from the date of approval of the GDP, a PDP must be submitted 
to the City to maintain vesting (unless an extension or extensions are granted by the City).  
However, City Council can authorize longer vesting through adoption of an ordinance approving 
the GDP.  Consequently, a period of ten (10) years is being requested to maintain vesting due to 
factors such as the size of the property, the huge amount of infrastructure to support development, 
and the fact that multiple PDP’s are expected based upon project phasing.  City Council has 
approved longer vesting periods associated with GDP’s.  As an example, directly north of this site 
(across W. 43rd Street), City Council authorized a fifteen (15) year vesting period for the 
Ponderosa Ridge Addition (annexed in 2009 – containing approximately 121 acres).     
  

 
 
 
II. KEY ISSUES 
 
From a City staff perspective, there were no key issues raised during review in terms of applicable 
standards or requirements.  However, City staff has been aware of the concerns brought forward by 
neighbors during two (2) neighborhood meetings, relating to the proposed location for W. 35th Street.  
This is anticipated to be a primary focus at both the Planning Commission hearing and later on with the 
City Council.   
 
The proposed alignment off 35th Street complies with the City’s standards for a collector - location, 
connectivity to existing/future streets, and its overall geometry.  This part of the community has 
experienced problems with storm water run-off.  Opportunities to improve this situation, particularly 
along property boundaries is identified as a positive outcome.  Approximately 80’ of separation between 

PROPOSED GDP CURRENT APPROVED GDP 
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W. 35th Street and the back lots of homes in Hunter’s Run Subdivision can afford sufficient space to help 
mitigate impacts.  With subsequent PDP’s, landscape designs can incorporate a variety of treatments such 
as earth berms, plant material, and solid walls/fencing as examples.  (To put in perspective, this is the 
equivalent to landscaped bufferyards for properties in the City developed along the E. Eisenhower 
Boulevard corridor between N. Boyd Lake Avenue and N. Denver Avenue.)  In turn, the establishment of 
a bufferyard could serve as a nice visual and functional amenity when compared to the alternative of 
homes backing onto homes – opening up view corridors especially towards the west.      
 
The collector street that funnels traffic between N. Wilson Avenue and Cascade Avenue will generate a 
considerable amount of daily vehicle trips (see Attachment 7).  A posted speed of 35 mph would be 
expected along this stretch.  It is understood that the Hunter’s Run Subdivision allows for only open rail 
fencing around private lots.  During evening hours, vehicle lights are likely another factor to consider.  The 
position of City staff regarding W. 35th Street is neutral.  Ultimately, it is a situation of weighing the pros 
and cons and determining the best solution for all parties. 
      
 
III. ATTACHMENTS 
 

1. Project Description (Provided by Applicant) 
2. Statement of Findings (Provided by Applicant) 
3. Supplemental Request – Vesting (Provided by Applicant) 
4. June 28, 2016 Neighborhood Meeting Summary (Provided by Applicant) 
5. Lee Farm Addition General Development Plan (Current - Approved February 21, 2006) 
6. Lee Farm Addition General Development Plan Amendment #1 (Proposed)  
7. Traffic Memorandum (excluding appendices) 
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IV. VICINITY MAP 
  

 
 

 
V. SITE DATA  
 
ACREAGE OF PUD SITE GROSS ............................................ 247 AC 
MASTER PLAN DESIGNATION .............................................. LDR - LOW DENSITY RESIDENTIAL 
EXISTING ZONING ................................................................ P-91: LEE FARM ADDITION PUD 
EXISTING USE ...................................................................... VACANT/UNDEVELOPED 
EXIST ADJ ZONING & USE - NORTH .................................... P-40: BUCK ADDITION PUD – SINGLE-FAMILY  
EXIST ADJ ZONING & USE - SOUTH ..................................... P-26: HUNTER’S RUN PUD – SINGLE-FAMILY AND P-89: 

 ......................................... HUNTER’S RUN WEST PUD – SINGLE-FAMILY AND 
 ......................................... TOWNHOMES (VACANT/UNDEVELOPED) 

EXIST ADJ ZONING & USE - EAST ........................................ I – DEVELOPING INDUSTRIAL – WOODWARD GOVERNOR 
FACILITY 

EXIST ADJ ZONING & USE - WEST ....................................... ER – ESTATE RESIDENTIAL – DAKOTA RIDGE ESTATE 
 ......................................... SINGLE-FAMILY (VACANT/UNDEVELOPED) 

UTILITY SERVICE ................................................................. CITY OF LOVELAND  
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VI. BACKGROUND 
 
In 2006, City Council approved a GDP for the Lee Farm Addition PUD area (see Attachment 5).  The 
GDP identified specific development rights associated with Lee Farm such as locations for development, 
types of uses, and residential densities.  These initial plans also set aside additional land dedication for N. 
Wilson Avenue (through the corresponding annexation), identified environmentally sensitive areas, and 
generally set the stage for development.  Since approval of the GDP, a PDP and PP were also approved by 
the City.  These are currently vested plans however, will expire on August 23, 2016, if an extension is not 
requested by the applicant and approved by the Planning Commission.  (This would be a separate process 
from this GDP amendment and a request must be received by the Current Planning office before the 
expiration date.)  If this GDP amendment is approved, the previous PDP and PP would no longer be 
applicable and would have to go through the review/approval process again. 
 
Like with most undeveloped properties in northwest Loveland, the ability to develop hinges on the 
construction of a pump station to accommodate the delivery of appropriate water service.  It is a 
contributing factor to why vested projects, such as Lee Farm, have not begun construction.  To solve the 
problem, it likely will take a coordinated effort among property owners/developers which the applicant 
has been involved in such efforts.  Otherwise, it becomes a significant development cost that has been 
impossible for a single developer to take on.  However, Lee Farm has the benefit of being able to develop 
the approximate eastern half (along N. Wilson Avenue) without this pump station.  Consequently, the 
likelihood of some development occurring in the near future is greater when compared to undeveloped 
properties further west. 
 
 
VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 
 
A. Notification: An affidavit was received from Paul McMahon/Valerian LLC on June 13, 2016, 

certifying that written notice was mailed to all property owners within 1200 feet of the property and 
notices were posted in prominent locations on the perimeter of the site at least 15 days prior to the 
date of the initial neighborhood meeting held on June 28, 2016.  Additionally, prior to an application 
submittal to the City, an informal neighborhood meeting was held by the applicant as a courtesy and 
to gauge initial perspective of the surrounding neighbors.   
 
Additionally, an affidavit was received from Paul McMahon/Valerian LLC on July 26, 2016, 
certifying that written notice was mailed to all property owners within 1200 feet of the property and 
notices were posted in prominent locations on the perimeter of the site at least 15 days prior to the 
Planning Commission hearing.  In addition, a notice was published in the Reporter Herald on July 23, 
2016, for the Planning Commission hearing.  All notifications regarding the Planning Commission 
hearing stated that the hearing would be held on August 8, 2016.   

 
B. Neighborhood Response: The required neighborhood meeting was held at 6:30 p.m. on June 28, 

2016, at the Foundations Church (1380 N. Denver Avenue). The meeting was attended by 
approximately 70 neighbors, along with City staff and the applicant’s team.  A summary of the 
neighborhood meeting has been provided by the applicant (see Attachment 4).   
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A large focus of the neighborhood meeting revolved around the proposed location for W. 35th Street 
(an east/west collector that intersects N. Wilson Avenue to the east and future Cascade Avenue to the 
west).  The location of this street is proposed to change from the previous GDP, by moving it further 
south towards the north boundary of the Hunter’s Run Subdivision.  There are those, particularly who 
live along the north boundary of the Hunter’s Run Subdivision, that believe the impacts outweigh the 
benefits and would rather see a mirror of single-family homes backing to theirs instead.  Other 
concerns voiced included maintaining appropriate buffering from the Buck Subdivision to the north, 
street connections with Buck and Hunter’s Run, condo and townhomes uses, obstruction of views, 
storm water design, soil conditions, and the overall growth potential in northwest Loveland. 

 
 
VIII. FINDINGS AND ANALYSIS 
 
In this section of the report, the applicable findings contained in the Municipal Code and the Comprehensive 
Master Plan are specified in italic print followed by the staff analysis as to whether the findings are met by 
the submitted application.  The Planning Commission recommendation to approve or deny the application 
must be based on a majority vote on whether or not the findings can be met.   
 
A. Whether the general development plan conforms to the requirements of this Chapter 

18.41, to the city’s master plans and to any applicable area plan: 
 
Section 18.41.020 encourages residential development for PUD’s that is innovative and provides a 
greater variety of dwelling types, designs, and layouts that will make for the efficient use of land.  
The proposed GDP amendment offers a variety of housing choices for future residents (i.e. single-
family detached, two-family attached, townhomes and multi-family (condos).  There are also a 
variety of lots sizes and dwelling unit configurations which create a wider array of housing 
choices.  This GDP, much like the current GDP, offers a feathering of density from east to west, 
efficiently utilizing the land by clustering development, rather than spreading it evenly throughout.  
This pattern supports walkability, is more efficient in providing infrastructure needs, and reduces 
the overall impact of development.   
 
The City has recently adopted Create Loveland (the new updated comprehensive master plan).  
Applicable to the proposed Lee Farm GDP amendment, Create Loveland designates the land use 
on the subject property as LDR – Low Density Residential.  This land use can consist of a variety 
of housing types but is intended to primarily include detached single-family with a density range 
of 2 to 4 units per acre.  The proposed GDP amendment adheres to this principle where more than 
half of all the dwelling units in the development would be some form of detached single-family 
and an overall density of 3.3 units per acre.  The feathering of density (as noted above) has been a 
philosophy of the City when considering a mixture of housing types within a PUD.  Not only to 
disperse density in a more efficient development pattern but to do so with the sensitivity to 
existing development and the natural environment in mind.  This philosophy is now a component 
of Create Loveland, meant to guide towards creating complete neighborhoods.    
 
 

B. Whether the proposed development will negatively impact traffic in the area, city utilities, or 
otherwise have a detrimental impact on property that is in sufficient proximity to the proposed 
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development to be affected by it. If such impacts exist, the current planning division shall 
recommend either disapproval of the general development plan or reasonable conditions designed 
to mitigate the negative impacts: 
 
PW-Transportation:  
A Master Traffic Impact Study has been submitted with the GDP Amendment which demonstrates 
that the transportation system, incorporating typical expected improvements, can adequately serve 
the conceptual land uses proposed and is expected to comply with the Adequate Community 
Facilities (ACF) Ordinance for transportation. All future development applications within this area 
are required to submit a full Traffic Impact Study and demonstrate compliance with the Larimer 
County Urban Area Street Standards (LCUASS) and the Adequate Community Facilities (ACF) 
Ordinance. Therefore, this GDP Amendment and proposed development will not negatively 
impact traffic in the area. 
 
Water/Wastewater:  
This development is situated within the City’s current service area for both water and wastewater.  
 
Regarding water, the subject development is situated in two different boosted water pressure 
zones. Typically finished floor elevations below an elevation of approximately 5160 will be in the 
City’s Master Plan boosted pressure zone #1 (BPZ1) while finished floor elevations situated at and 
above approximately 5160 will be in the City’s Master Plan boosted pressure zone #2 (BPZ2). 
 
As a point of reference, water storage and booster station facilities for both zones come from a 4 
million gallon steel tank (known as the 29th Street Water Tank) and water booster station (known 
as the 29th Street Booster Station), located about 3/4 miles west of N. Wilson Ave. and just south 
of W. 29th Street. Upgrades to the BPZ1 portion of the “29th Street Water Booster Station” have 
been previously been completed.  
 
Alternately, for future development and for areas of the subject development situated within 
BPZ2, additional upgrades to the “29th Street Water Booster Station” will be necessary to provide 
the required pressures for homes serviced by the new, proposed BPZ2 pumps. The design for the 
upgrades to the BPZ2 pumps still needs to be completed. Details of cost sharing and partnering 
between the Developer and City will be identified and documented by a separate 3rd Party 
Reimbursement Agreement.  
 
As noted in the conditions water main extensions across the adjacent undeveloped property known 
as Hunters Run West Filing 1 (Vanguard-Famleco 13th Subdivision) will be required to deliver 
the BPZ2 water to the site. 
 
Regarding Wastewater, the development is shown to split into two separate drainage basins, 
generally west and east. The eastern basin can connect to the existing 12” wastewater main near 
Wilson Ave. The western basin will need to connect to the existing 8” wastewater main within the 
existing Hunter’s Run Subdivision (Vanguard --Famleco 9th Subdivision) across the undeveloped 
property commonly knowns as Hunters Run West Filing 1 (Vanguard-Famleco 13th Subdivision). 
This wastewater main extension is noted in the conditions. 
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Consequently, when all future water and wastewater improvements are designed and constructed 
pursuant to current Development Standards and applicable Municipal Code requirements, Staff 
finds there are no adverse effects upon the City’s water and wastewater utility systems, and that 
this proposed development will comply with the adequate community facilities ordinance. 
 
Power:  
Power believes that this project will have no negative impact on our system.  This project will 
comply with the requirements in the ACF Ordinance. 
 

 
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: 

 
This amendment continues with the preservation of a small non-jurisdictional wetland at the 
southwest corner of the site.  In comparison to the current GDP, this amendment proposes a large 
9 acre neighborhood park, centrally located as a significant amenity to the future residents of this 
development.  The use of perimeter landscape bufferyards/detention areas and overall streetscape 
will provide further enhancements to open space areas throughout the development. 

  
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: 

 
This amendment to the GDP establishes a major street network or spine that corresponds to the 
City’s 2030 Street Master Plan.  Based upon the TIS provided in analyzing the overall 
development, the street network will provide the necessary level of service needs for the project 
and existing surrounding developments.  All streets as conceptually shown in the GDP will 
support a balanced transportation system for multi-modal purposes according to adopted LCUASS 
standards. 
   

iii. Incorporating physical design features in the development that will provide a transition between 
the project and adjacent land uses through the provision of an attractive entryway, edges along 
public streets, architectural design, and appropriate height and bulk restrictions on structures: 

 
Staff believes that the Lee Farm GDP amendment provides a general plan that will guide future 
development in protecting adjacent land uses by way of creating similar dwelling and lots sizes 
and/or attractive landscape bufferyards along such boundaries.  Further, design details will be 
important along with locations with subsequent PDP’s, especially the area between W. 35th Street 
and the Hunter’s Run Subdivision to mitigate impacts on existing homes from the collector street.  
The proposed minimum open space, landscape and bufferyards, and minimum setbacks will 
provide sufficient open spaces considering the type and intensity of proposed land uses. The 
GDP incorporates site planning techniques that will foster the implementation of the Loveland 
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Comprehensive Master Plan. The GDP incorporates 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. The GDP includes appropriate standards for the design of the 
streetscape, parking, bicycle and pedestrian circulation, architecture, and placement of buildings. 
 

iv. Incorporating identified environmentally sensitive areas, including but not limited to, wetlands 
and wildlife corridors, into the project design: 

 
Loveland Municipal Code, Section 18.41.050.D.4.c.(iv.): The GDP incorporates environmentally 
sensitive areas into the project design. Environmentally sensitive areas include, but are not limited 
to, wetlands, wildlife habitat and corridors, slopes in excess of 20%, flood plain, soils classified as 
having high water table, stream corridors, and mature stands of vegetation. 

 
An Environmentally Sensitive Areas Report (ESAR) was prepared with the original GDP and 
reviewed again with this amendment.  The report indicated that the site is dominated primarily by 
weedy vegetation, with no habitat or wildlife corridor value. The report also indicates that there is 
a small (less than 1 acre) non-jurisdictional wetland area in the southwest corner of the site.  This 
will remain undeveloped as a result of the proposed amendment.  
 
A Phase I Environmental Assessment, prepared by ERO Resources Corporation, was submitted 
was submitted as part of the amendment.  The report indicated that there are no environmental 
hazards on, or near, the site. 

  
Mineral Extraction 
Colorado Revised Statute: The proposed location and the use of the land, and the conditions under 
which it will be developed, will not interfere with the present or future extraction of a commercial 
mineral deposit underlying the surface of the land, as defined by CRS 34-1-3021 (1) as amended. 

 
A mineral extraction report was submitted was submitted with the original GDP and Annexation, 
and was reviewed again for this amendment. The report indicates that, on the basis of the Sand and 
Gravel Atlas published by Colorado Geological Services, no economically viable mineral deposits 
lie beneath this site. Based on recent amendments to state statute, no written notice of the 
application or public hearing is required. 

 
v. Incorporating elements of community-wide significance as identified in the town image map: 

 
This finding is no longer applicable to GDP’s or associated amendments.  As a result of Create 
Loveland and previous amendments to the Comprehensive Master Plan, the City no longer 
recognizes a town image map.  Elements of community-wide significance are captured in Chapter 
4 of Create Loveland in terms of the vision for the City’s future.  In terms of residential 
development, indicators such as affordability, density, property investment, neighborhood 
walkability, water use, sidewalks/bicycle infrastructure and connectivity are important elements 
that have been identified for neighborhoods.  The proposed Lee Farm GDP amendment, 
establishes connectivity with adjoining neighborhoods through street networks – improving 
walkability.  The major street spine would include detached sidewalks and bicycle lanes as part of 
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the overall street infrastructure.  And while Lee Farm is not marketing as an affordable housing 
development, more affordable housing opportunities will be available by virtue of the mixture of 
housing choices. 

     
vi. 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: 

 
All phases of development within the Lee Farm site will be subject to completing all necessary 
infrastructure serving the development.  All utilities (both below and above ground), streets, and 
stormwater facilities are general types of infrastructure that typically are required to be built (in 
each phase) rather than providing cash-in-lieu.  This will be determined at the time of final plat 
approval.    
 
PW-Transportation:  
A Master Traffic Impact Study has been submitted with the GDP Amendment which demonstrates 
that the transportation system, incorporating typical expected improvements, can adequately serve 
the conceptual land uses proposed and is expected to comply with the Adequate Community 
Facilities (ACF) Ordinance for transportation. All future development applications within this area 
are required to submit a full Traffic Impact Study and demonstrate compliance with the Larimer 
County Urban Area Street Standards (LCUASS) and the Adequate Community Facilities (ACF) 
Ordinance. Therefore, this GDP Amendment and proposed development will not negatively 
impact traffic in the area. 
 
Water/Wastewater:  
This development is situated within the City’s current service area for both water and wastewater.  
 
Regarding water, the subject development is situated in two different boosted water pressure 
zones. Typically finished floor elevations below an elevation of approximately 5160 will be in the 
City’s Master Plan boosted pressure zone #1 (BPZ1) while finished floor elevations situated at and 
above approximately 5160 will be in the City’s Master Plan boosted pressure zone #2 (BPZ2). 
 
As a point of reference, water storage and booster station facilities for both zones come from a 4 
million gallon steel tank (known as the 29th Street Water Tank) and water booster station (known 
as the 29th Street Booster Station), located about 3/4 miles west of N. Wilson Ave. and just south 
of W. 29th Street. Upgrades to the BPZ1 portion of the “29th Street Water Booster Station” have 
been previously been completed.  
 
Alternately, for future development and for areas of the subject development situated within 
BPZ2, additional upgrades to the “29th Street Water Booster Station” will be necessary to provide 
the required pressures for homes serviced by the new, proposed BPZ2 pumps. The design for the 
upgrades to the BPZ2 pumps still needs to be completed. Details of cost sharing and partnering 
between the Developer and City will be identified and documented by a separate 3rd Party 
Reimbursement Agreement.  
 
As noted in the conditions water main extensions across the adjacent undeveloped property known 
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as Hunters Run West Filing 1 (Vanguard-Famleco 13th Subdivision) will be required to deliver 
the BPZ2 water to the site. 
 
Regarding Wastewater, the development is shown to split into two separate drainage basins, 
generally west and east. The eastern basin can connect to the existing 12” wastewater main near 
Wilson Ave. The western basin will need to connect to the existing 8” wastewater main within the 
existing Hunter’s Run Subdivision (Vanguard --Famleco 9th Subdivision) across the undeveloped 
property commonly knowns as Hunters Run West Filing 1 (Vanguard-Famleco 13th Subdivision). 
This wastewater main extension is noted in the conditions. 
 
Consequently, when all future water and wastewater improvements are designed and constructed 
pursuant to current Development Standards and applicable Municipal Code requirements, Staff 
finds there are no adverse effects upon the City’s water and wastewater utility systems, and that 
this proposed development will comply with the adequate community facilities ordinance. 
 
Power:  
Power believes that this project will have no negative impact on our system.  This project will 
comply with the requirements in the ACF Ordinance. 
 
Fire:  
• The proposed development site will comply with the requirements in the ACF Ordinance 
for response distance requirements from the first due Engine Company. 
 
• The Villages at Lee Farm proposed residential development with common spaces will not 
negatively impact fire protection for the subject development or surrounding properties. 

 
PW-Stormwater:  
Staff believes that this finding can be met, due to the following: 
• 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. 

 
Building:  
Staff believes that this finding can be met, due to the following: 
• The proposed Villages at Lee Farm General Development Plan for a residential 
development with community spaces will not negatively impact surrounding developments and 
properties as the development will be required to meet building codes adopted at the time of 
permit review. 
 
Parks: 
The City of Loveland identifies the Recreation Trail system as a high priority element for 
recreation and therefore the conditions placed on the Lee Farms GPD are supported by the current 
and past Parks and Recreation Master Plan. The P&R Master Plan is an element of the 
Comprehensive Master Plan.  The future underpass has been identified in the 10 year capital 
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budget for several years and will be constructed as part of the City of Loveland Capital Program 
for trails.  If the dedication of trail easements and construction of the trail occur with this project, 
the findings for adequate community facilities shall be met for compliance to the Comprehensive 
Master Plan. 
 

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: 

 
The proposed GDP amendment establishes overall general design guidelines which will set the 
framework for more detailed designs with subsequent PDP’s.  Based on the street spine 
established with the GDP, major streets (i.e. arterials and collectors) will be designed according to 
LCUASS standards which generally include detached sidewalks with landscaped tree lawns 
between curb/gutter and sidewalk.  Perimeter areas to the Lee Farm site will also include 
landscaped bufferyards, particularly along N. Wilson Avenue, W. 35th Street, W. 43rd Street, and 
N. Cascade Avenue.   
 
Focus on auto, bicycle, and pedestrian circulation is demonstrated by way of illustrating 
connections to existing subdivisions (i.e. Buck and Hunter’s Run).  These connections are an 
important subdivision design elements that are communicated in Create Loveland.  They provide 
multi-modal transportation opportunities which help distribute traffic throughout subdivisions, 
allow greater/convenience bicycle/pedestrian access to destinations such as community facilities 
and schools in the area, and create cohesive neighborhoods instead of segregated subdivisions.  
Additionally, connections to the City’s trail system and internal walkways are illustrated, creating 
more circulation opportunities with the development of Lee Farm. 
 
General architectural design standards are proposed to establish a particular theme for Lee Farm - 
support clustered development in offering a mixture of housing types with exterior building 
materials consistent with surrounding development (i.e. siding, stucco, stone, and brick).  The 
scale of dwellings are also consistent with this semi-rural location in terms of bulk, height, and 
building setbacks.  Further detailing of the various homes, open spaces (including large 
neighborhood park), and local streetscapes will be developed with subsequent PDP’s. 
  
 

IX. RECOMMENDED CONDITIONS 
 
The following conditions are being recommended by the City of Loveland Development Review Team 
(DRT) as part of the City’s overall review in applying applicable adopted requirements, standards, and 
policies for amending the Lee Farm GDP: 
  
Planning  
1. Staggered setbacks shall be incorporated within the single-family areas. A setback matrix shall be 
included in the preliminary development plan submittals that contain single family uses. 
 
2. Garages for paired residential units shall not extend more than 12 feet beyond the front of the façade of 
the living portion of the dwelling. 
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3. All lots along local streets shall have one tree and corner lots shall have one tree per street frontage 
planted prior to the issuance of a certificate of occupancy. 
 
4. Any application for any preliminary development plan in which a wetland is located shall not be 
considered complete by the City unless the application includes correspondence with or a copy of any 
permit required by the Army Corps of Engineers fur disturbance of a wetland. 
 
5. No preliminary development plan in which wetlands are located shall be approved unless the applicant 
demonstrates that the existing wetlands will be preserved in a condition similar to its present state. To 
preserve the wetlands, the applicant shall submit a report detailing potential impacts of the development on 
the wetlands and include mitigation measures to address these impacts. At a minimum, the report shall 
address the post-development water regime of the wetlands and buffering proposed fur water quality and 
wildlife habitat around the wetlands. 
 
6. No preliminary development plan in which wetlands are located shall be approved unless the applicant 
demonstrates that there is no net loss in the extent to which the existing wetlands with the Lee Farm Addition 
would retain the quantity and quality of storm water run-off prior to being discharged. 
 
7. Any application for a preliminary development plan within Area C (wetland area) shall include a 
complete updated Environmentally Sensitive Area Report by a qualified professional No development shall 
be approved in areas identified in said reports as wetland or otherwise environmentally sensitive or buffer 
areas recommended in said report. 
 
8. No private lots shall extend into existing or developed wetlands or other environmentally sensitive areas 
or within the buffers established as part of the mitigation and protection of these wetlands and other 
environmentally sensitive areas. 
 
9. For all single-family detached lots, the 55% and 60% ground floor street facing linear building frontage 
allowance for garage doors shall be removed in Sections A.d.iv.1 and A.d.v.1 of the proposed GDP. 
 
10. On all single-family detached lots where the home has garage doors facing a public street greater than 
40% of the total linear front facade, additional features to mitigate garage dominance will be required with 
subsequent PDP’s.  This could include features such as greater architectural features to the front of the 
home, greater outdoor living spaces including covered porches and/or courtyards with a combination of 
decorative walls and landscaping, or the inclusion of detached sidewalks along local streets that incorporate 
tree lawns between curb/gutter and sidewalk. 
 
11. Buffer yards. The Developer shall install all curbside buffer yards, common open space, private walks 
and/or paths and other open space and/or private park amenities, including all fences and/or walls located 
in, or along the edge of; buffer yards and open space. These improvements shall be installed prior to issuance 
of the first building permit in the current construction phase, unless adequate financial security bas been 
filed by the Developer with the City. All formal landscaped areas shall be irrigated by a permanent, 
automatic irrigation system. 
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12. All areas shown as irrigated turf in the approved landscape plan shall be landscaped using drought 
tolerant species. All components of irrigation systems, except for sprinkler heads and control boxes, shall 
be buried at sufficient depth below ground surface to insure that normal open space maintenance measures 
will not damage the irrigation system. 
 
13. A Type D landscape buffer yard shall be installed by the developer and/or homebuilder for all double 
frontage residential lots in the development. For purposes of meeting this requirement, the street trees for 
said buffer yards may be p]anted at spacing no greater than thirty-five feet on center and the buffer yard 
shall be a minimum width of 20 feet. 
 
14. The developer and/or homebuilder shall plant the tree lawn along both sides of all interior arterial or 
collector streets with street trees and sod. The trees in the tree lawn shall be considered as a part of the 
required buffer in 14 above. These trees shall be planted at 30-40 feet regular spacing except to allow for 
necessary driveways. Permanent irrigation shall be included in this installation to insure the health and 
vitality of the sod and trees. The sod and street trees shall be planted before issuance of the first building 
permit in any given construction phase, unless adequate financial security has been filed by the developer 
with the City. 
 
15. All private walks and/or paths and other open space and/or private park amenities shall be installed by 
the developer and/or homebuilder before issuance of the first building permit in that construction phase, 
unless adequate financial security is filed with the City. 
 
16. Erosion control fence. Before any grading or other disturbance to any portion of the land within Lee 
Farm, a temporary 4 foot mesh fence and erosion control fence, or a continuous anchored hay bale fence, 
shall be installed by the Developer. For those areas for which modification and/or enhancements are 
expressly approved by the City and/or ACOE, the fence shall be installed by the  
Developer after completion of all approved modifications and/or enhancements. 
 
17. Solid fences. Solid material fences, as defined in Chapter 18.48 of the Municipal Code, as amended, 
shall not be allowed in the front yard of any residential lot. No solid material fences shall be installed on 
any lot closer to any street that abuts the side of said lot than the minimum side yard setback on the lot. 
 
18. Open space landscaping. Developer shall ensure that the owner(s) of the common open spaces shall 
maintain all landscape or other improvements approved by the City in good condition at all times. 
Maintenance shall include but not be limited to, appropriate irrigation, replacement of dead or dying plants, 
regular repair and flushing of irrigation systems, replacement of mu1ch and weed fabric, and control of 
weeds. 
 
19. Lots that abut the Buck Addition within the bubble B-1 shall be single family detached units. 
 
 
PW-Transportation  
1. All future development within this GDP shall comply with the Larimer County Urban Area Street 
Standards (LCUASS) adopted October 2002 and the Transportation Plan adopted October 2001 and any 
updates to either in effect at the time of a site specific development application. Any and all variances from 
these standards and plans require specific written approval by the City Engineer. 
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2. Notwithstanding any conceptual information presented in the GDP submittal; street layout, street 
alignments, access locations, intersection configurations and intersection operations (traffic controls) shall 
be determined at the time of application for site specific development. 
 
3. Notwithstanding any information presented in the Master Traffic Impact Study for the GDP, the 
developer shall provide any additional traffic information, corrections, revisions and analysis required by 
the City to verify compliance with the Adequate Community Facilities ordinance at the time of application 
for site specific development plan review and approval. Future traffic impact studies for site specific 
development plans shall use a study area determined by considering the cumulative trip generation within 
the entire GDP (i.e. -- traffic from the proposed use plus traffic from previously approved site specific 
development plans). 
 
4. The owner shall dedicate to the City, at no cost to the City, right-of-way for all street facilities adjacent 
to, or within, this addition that are shown on the adopted Transportation Plan. Unless otherwise approved 
by the City Engineer, the timing of the dedication(s) shall be as follows: 
a. Right-of-way for 43rd Street and Wilson Avenue shall be dedicated prior to the recording of the 
annexation. 
b. Right-of-way for Cascade and 35th Street shall be dedicated prior to, or concurrent with, approval of the 
first development application within this addition. 
 
5. The developer agrees to acquire, at no cost to the City, any off-site right-of-way necessary for mitigation 
improvements. Prior to the approval of any site specific development applications within this addition, the 
developer shall submit documentation satisfactory to the City Attorney and the City Engineer, establishing 
the developer’s unrestricted ability to acquire sufficient public right-of-way for the construction and 
maintenance of any required street improvements to both adjacent and off-site streets. 
 
6. The ultimate roadway improvements, including sidewalk, adjacent to the property for 43rd Street and 
Wilson Avenue shall be designed and constructed by the developer, unless designed and constructed by 
others. A cash-in-lieu payment may be accepted for all or part of the improvements, if approved by the City 
Engineer. The timing and detailed scope of these improvements will be determined through review and 
approval of the site specific development plans. 
 
7. No parking will be allowed on 35th Street within this GDP. Additionally, no house or driveway shall 
front onto 35th Street within this GDP. 
 
8. Cascade Avenue shall be designed and constructed to the LCUASS 2-lane arterial roadway standards 
within this GDP unless otherwise modified on the adopted Transportation Plan. 
 
 
Fire  
1. For establishing the proposed zoning of this development for residential with some shared community 
spaces, the development is subject to complying with the following: 
- there shall be a minimum of two accesses to each and every phase of the development. 
- there shall be adequate water per the currently adopted IFC for each phase of the development. 
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- all structures shall comply with the most currently adopted Building and Fire codes at the time of 
development.  
 
 
Water/Wastewater 
1. Water Booster Station Requirements. The parties acknowledge that in order to provide water service to 
any property within the Boosted Pressure Zone 2 (BPZ2), which is a pressure zone is identified to serve 
buildings with a finished floor at and above elevation 5160, upgrades to the existing 29th Street water 
booster station (located about 3/4 miles west of N. Wilson Ave. and just south of W. 29th Street) need to 
be designed and constructed unless designed and constructed by others. No building permits shall be issued 
for any phase of the development within the BPZ2 region until the booster station improvements have been 
completed, activated, and accepted by the City. The City and the Developer will participate together and 
each will cost share their appropriate portion of Designs and Construction costs as agreed to between the 
parties. 
 
2. Unless constructed by others, the Developer shall design and construct at a minimum the following public 
improvements prior to the issuance of any building permits within BPZ2: 
a. All portions of the water utility infrastructure system which is necessary to convey service and looping 
requirements for water quality as illustrated in the Public Improvement Construction Plans (PICPs) for 
Vanguard-Famleco 13th Subdivision, otherwise known as Hunters Run West Filing 1. Specifically this 
includes a 16” water main from the 29th Street water booster station to the site and a 12” water main from 
Bayfield Drive to the site.  
 
3. Unless constructed by others, the Developer shall design and construct at a minimum the following public 
improvements prior to the issuance of any building permits within the western wastewater boundary: 
a) All portions of the wastewater utility infrastructure system which is necessary to provide gravity 
wastewater service as illustrated in the Public Improvement Construction Plans (PICPs) for Vanguard-
Famleco 13th Subdivision, otherwise known as Hunters Run West Filing 1. Specifically this includes 
extending the 8” wastewater main from Tabernash Drive to the site. 
 
4. With any PDP submittal the developer shall provide a Water and Wastewater Impact Demand Analysis 
report for approval. 
 
 
Parks 
1. The Developer shall dedicate a maximum 30' wide pedestrian access easement for the Recreation Trail 
along Wilson Avenue prior to FDP approval. Final easement width and location will be determined during 
PDP. 
 
2. The Developer shall dedicate an adequately sized easement for the Recreation Trail underpass for Wilson 
Avenue. The easement size and location shall be determined during PDP and shall minimize the need for 
retaining walls and meet ADA requirements. 
 
3. The Developer shall construct a 10' wide combined concrete trail/sidewalk, meeting City of Loveland 
Trail Standards, for the entire length of the east property line along Wilson Avenue and connect to the future 
underpass. 
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4. Per the proposed GDP Conceptual Site Plan, an Environmentally Sensitive Areas Report will be required 
prior to PDP approval for Area C due to the existence of wetlands labeled on the proposed GDP. 
 
5. Recreation Trail dedications shall be recorded on the final plat or shall be dedicated by separate 
instrument. 
 
6. The dedications and construction of the trail/sidewalk along Wilson Avenue and the underpass shall be 
completed in the first phase of the development. 
 



Date: March 16, 2016 

Project: The Villages at Lee Farm – Lee Farm Addition Amendment #1 

Development Objectives 

The initial and overall goal of this amendment application is to amend the previously approved general 

development plan and provide multiple enhancements to address changes in the community since the plans 

approval.  First, the amendment proposes to remove the commercial parcels from the originally approved 

document based on recent market studies pointing that commercial developments within subdivisions 

struggle against more regional commercial areas, such as the one planned adjacent to this site.  Another item 

of revision is to reduce the originally approved density to address concerns raised by the adjoining 

developments.  Along with the reduction in density, the amendment incorporates phasing into the plan to 

allow for flexibility and the opportunity for adjustments to be made to respond to market changes as the 

project progresses to completion.  Finally, the amendment revises the original street alignment to decrease 

concerns of additional traffic impacts on the adjacent developments and to provide areas for incorporation of 

water quality and green infrastructure elements where applicable.  

This general development plan (GDP) amendment is proposing a residential development including both 

residential and community spaces.  The primary goals of this application are to satisfy the city of Loveland 

comprehensive plan requirements, respect the existing adjacent land uses, and provide safe and convenient 

pedestrian/vehicular circulation throughout the site. The plan encourages the integrated planning and design 

style of cluster development. The proposed design style strives to maximize efficiency and provide for a 

highly walkable community with access to green space, trails, and parks within the neighborhood.  This style 

of development also allows for more efficient design and use of the available land to maximize the housing 

potential and provide a very ‘pedestrian friendly’ community.  This connectivity paired with effective layout 

of collector streets will aid in alleviating traffic burden on the surrounding infrastructure.  Items noted within 

this document shall provide provisions to direct the development and use of The Villages at Lee Farm 

proposed development.  All development regulations not specifically noted in this document shall adhere to 

applicable city of Loveland regulations. 

Development concept  

The property involved in this amendment is approximately 245 acres and is master planned as a planned unit 

development (PUD) consistent with the city of Loveland title 18 requirements.  The surrounding area is 

substantially zoned for and/or developed as low and medium density residential uses.  The amendment 

encourages greater flexibility in housing type and allows for a greater housing diversity to be provided to the 

residents of the community.  The proposed general development plan (GDP) amendment includes the 

following residential uses: 

 Detached single family:  including single-family estate dwellings, single-family dwellings, and patio

home dwellings.

 Attached single family: including paired homes, townhomes and condominiums.
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 Neighborhood Park: including neighborhood outdoor play, gathering, and amenity areas, outdoor 

pool with pool house/clubhouse structures and also including any associated metropolitan district 

facilities.  

Loveland’s comprehensive master plan calls for both medium/low density and estate residential uses within 

this site.   The comprehensive plan arranges the three uses moving from higher density on the east to lower 

density on the western portion of the site.  In order to respect the existing developments and maintain like 

uses adjacent to the existing residential developments, this GDP amendment deviates from the 

comprehensive plan, this application proposes that the medium density zoning district be re-located to the 

center of the property adjacent to the proposed neighborhood park and within closer proximity to the 

proposed collector streets.  This relocation will allow low density residential of similar and/or comparable 

densities to be placed adjacent to the neighboring properties and surround the higher density uses to buffer 

the existing communities.  The lowest density residential uses are concentrated at the western portion of the 

site as an estate residential area.  Approximately 50 acres along the western project boundary is designated for 

estate residential uses.  Lastly, the amendment revises a previously approved GDP plan by removing the 

formerly proposed community center and convenience commercial areas.  This area shall be modified to 

contain a metro district maintained neighborhood park and associated facilities.  This revision allows the 

subdivision to better align with the city of Loveland parks and recreation master plan, and provide the higher 

density uses directly adjacent to the park, ample access to this neighborhood amenity area. 

 

This planned cluster style development has proposed development density for the entire size, rather than on a 

lot-by-lot basis.  The overall density of the proposed development is approximately 3.45 dwelling units per 

acre.  To achieve the proposed density and encourage clustered developments where applicable, this 

development plan allows for density to be transferred throughout the site. Due to the existing 

environmentally sensitive areas located within the project site, it is desirable to use a clustered housing 

concept for the proposed residential uses where feasible and applicable within the local street network.  This 

approach to the overall lot layout and alignment will allow for the desired development densities but the 

environmentally sensitive areas are given preference to provide an overall benefit to the future residents.  

Clustering lots also gains more efficiency for infrastructure installation, maintenance and other associated 

development concerns.   This will allow the development to take advantage of the open space areas such as 

environmentally sensitive areas and drainage ways.  The approach will permit lower densities to be balanced 

with higher densities in more appropriate locations within the site to accommodate landscape buffers and 

other appropriate transitional zones.   

 

Phasing 

The proposed application will be a multi-phase development.  Utility availability, especially water service, 

construction impacts and timelines will be the primary drivers of the phased development.  The intent of this 

application is to develop the vacant land in multiple phases, generally moving from east to west in 

approximately equal size phases.  The phases will allow for the development to progress in an orderly manor 

with consistent availability of utility services and access for emergency personnel as required. 
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Access/circulation 

Connectivity between adjacent established subdivisions will be provided but additional traffic volume will not 

be directed toward the adjacent neighborhoods.  Additional traffic will be encouraged to use local linkages to 

the proposed collector streets to access the adjacent arterial street network.  This circulation layout will 

encourage some reduction in traffic and allow for ample pedestrian and bicycle use within the site.  The plan 

intends to make efforts to connect to and/or expand the existing bike and pedestrian trail network within the 

city where applicable. 
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March 16, 2016 

 

 

 

 

City of Loveland – Development Services 

Current Planning Office 

500 East Third Street 

Suite 310 

Loveland, CO 80537 

 

 

Dear Mr. Bliss; 

In addition to the documents we have submitted on behalf of The True Life Companies on the Lee Farm Addition – 

Amendment one, the Villages at Lee Farm, the applicant would like to make the following request of the City. 

 

Request: 

The applicant requests that the city extend the vesting period of this general development plan (GDP) to a term of 

ten (10) years from approval. 

 

This request will allow the applicant additional time under the approved GDP to complete all of the proposed 

phases.  Due to the size and total amount of lots to be developed and completed, the applicant does not feel the 

existing vesting period will be adequate to complete the full construction of the project.  The intent is to move 

continuously once the progress begins, but we anticipate that the process as a whole could be a longer duration than 

the normal allotment. 

 

Thank you for your consideration of this request in addition to the proposed application. 

 

Sincerely; 

 

 
 

Paul McMahon, Valerian llc 

On behalf of the True Life Companies 

 

CC: Katie Cooley, the True Life Companies 

 Brett Woolard, CWC Consulting Group 

 File 
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PROJECT NAME The Villages at Lee Farm (Lee Farm Addition GDP Amendment No. 1) 

MEETING DATE 2016-06-28 

MEETING TIME 6:30 

LOCATION 1380 Denver Ave, Loveland CO 

MEETING TYPE Neighborhood Meeting 

 
Meeting Notes:   
Attempts were made to note all comments given, but in the public setting many comments evolved into larger 
discussions and changes directions, loss of crowd control, etc.  The following is a list of the major talking 
points/concerns expressed by the neighbors.  Our response/thoughts or discussions are following the comments 
in the open bullet points. 
 
Public Comments: 

 
 Why did we move 35th closer to the South Property line against what was coordinated with the previous 

developer? (Resident at 3444 Atwood Ct., KC Hogan) 
o Discussion on other benefits of the relocation including storm water, green infrastructure/Water 

Quality, pedestrian linkage and minimization of traffic from Lee Farm cutting thru HR allowing 
HR direct access to 35th, etc.  (We will need to clarify this in more detail as a larger part of the 
presentation in the future.) 

 
 Privacy/safety/etc. concerns with roadway on South property line, it was stated that Hunters Run HOA 

will not allow Privacy fences. 
o We discussed that issue, later in the meeting this was brought up again when discussing the 

swale and berm.  True Life offered that if it would be allowed, maybe we could install the 
privacy fence on the proposed berm along the south property boundary between the properties 
and on the Lee Farm site to minimize their concerns, conflicts with HOA regulation and provide 
the extra level of buffering. 

 
 Wants their properties mirrored, match ‘single family’. (Resident at 3444 Atwood Ct., KC Hogan) 

o We need to clarify in future hearings the home styles and what is single family vs multifamily, it 
appears the residents may be confusing patio homes with condos/townhomes. 

 
 A resident has been told by a Realtor that the relocation of 35th will decrease her property value. 

(Resident at 3444 Atwood Ct., KC Hogan) 
 

 Stated concerns on Lee Farm and Hunters Run residents driving kids to school thru Buck subdivision 
and cut thru traffic. (Wes Travis - did not sign in or cannot find name/address)  

o We discussed that these connections are required by the city and something we have to include 
due to the requirement. 

 
 Concern of loss of bus service once these connections are made. (Wes Travis - did not sign in or 

cannot find name/address) 
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 Discussion on speeding/traffic light running on 43rd and Wilson, asked if we could lower the speed 
limit. 

o Clarified we cannot change the adjacent roadways, signalization. 
 

 Comments on this development will affect the 43rd and Florence Dr. intersection since that is access to 
Ponderosa Elem school.  This is a dangerous intersection with kids almost getting hit, etc. 
 

 Discussion that when 35th is installed, Tabernash Dr. will be restricted to right-in/right-out requiring all 
the Hunters Run residents to drive up New Castle to go North causing to the traffic issues. 

 
 This development will hurt Hunters Run Property values, reduce their quality of life. (Sharron Vernon 

3430 Atwood Ct.) 
 

 Why don’t we burden only our development and curve the 35th alignment up to the North? (Sharron 
Vernon 3430 Atwood Ct.) 
 

 ‘Loveland will keep growing and we can’t stop it’, ‘there are 4400 lots to be developed in NW 
Loveland’ (he outlined some of the work he has done with preparing the school dist. Etc. for the future 
influx of homeowners).  ‘There has to be connector streets, that’s needed for good design and 
planning’, he asked other attendees if they really thought that this site wouldn’t develop.  (Bruce 
Buchman, 2734 Glendale Dr.) 
 

 Many comments on storm water and what will be done with it, where will it go.  Including an attendee 
bringing photos of flooding. 

o Brett talked about the three detention areas on the site.  The changes to the pond on the NE 
corner that will take some of the water.  The large pond in the SE corner that will retain due to 
downstream deficiencies and the pond on the SW side to capture that area. 

 
 There was comments that the Hunters Run Townhomes do not have storm sewer and snow/rain really 

affecting them and the associated pond to the east. 
 

 Concern that our increased impervious area would affect HR and surrounding area. 
o Explained that we had to capture and release at less than historic.  The relocated 35th would 

allow for more room to capture storm water and may protect HR and aid in ensuring the 
proposal would not negatively impact their property. 

 
 Residents of the Buck addition wanted to clarify size of buffer that would be adjacent to their 

subdivision.  They didn’t want our residents using their swale/sidewalk, asked if we would be installing 
something similar. 

o We stated that the more detailed dimensions would be clarified as the future processes are 
applied for. 

 
 Comment that the graphic needed to be more ‘colorful’ not all shades of brown since no one could tell 

the difference between the proposed home styles. 
 

 Question of where we are in the process. 
o We clarified that we are in the GDP and have to go to the PC and CC next on this, then each 

phase would be submitted for a PDP, FDP etc. 
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 Question of how long until we start to build. 

o We clarified that we still need approvals then additional submittals, but we hope to break 
ground in phase one on roadways etc. in 18-24 months. 

o That spun into a conversation on phasing and how we would progress to the end of the 
project. 

 
 Do we have a builder lined up? 

o Clarified that not at this time since we don’t have the GDP approved. 
 

 Comments on grading against Buck addition, what elevation the Lee Farm homes would be at, concern 
over views. 
 

 Similar comment from Hunters Run residents on the berm height and obstruction of views. 
 

 HR resident that built recently wanted to ensure that we knew he was required to do caissons over 
spread footer. 

o Katie explained that we are anticipating each lot will have to be drilled and a geotech will 
design the proper footing due to the industry being more conservative than they were in the 
past. 

 
 Discussion on bentonite clay soils. 

o It was clarified that there would be ‘over-excavation’ required based on soil studies.  These are 
more conservative and have a greater level of inspection than in the past to ensure soils are 
properly treated, etc. 

 
 Comment on current weed problem on site. (Sandy Zimmerman, 3830 Carbondale St) 

o Katie clarified that TTLC received the notice and would be mowing the first 50 acres they own, 
while the current owner of the remainder would be doing the same soon. 

 
 What happened to the prairie dogs? 

o Apparently the large prairie dog colony has moved on or died.  TTLC clarified that no 
development money can be spent on this site until we receive approvals, they did not do 
anything to the prairie dogs.  We were unaware of their current condition, once development 
starts we will have to deal with the prairie dogs as required by the City. 
 

End of Public Comments during meeting 

 
 After the meeting a resident of Hunters Run that wanted to remain anonymous stated that he felt the 

application was nice and did not mind the relocation of 35th, his only concern was the berm and 
vegetation not be too tall to interfere with his views. 
 

 Susan Ballew a resident of the hunters run TH requested we send her the plan and section as she is 
involved with the association for her community and thought she could help explain the development to 
her neighbors.  She did not feel that all residents would be as opposed as the vocal group in 
attendance. (Susan Ballew, 3220 Champion Cir.). 

 
End of Notes 
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VICINITY MAP

1

NORTH

1" = 1,000'

OWNERS CERTIFICATION

KNOW ALL PERSONS BY THESE PRESENTS THAT: __________________________________________________

______________________________________________________________________________________________

BEING ALL THE LAWFUL RECORDED OWNERS OF THE PROPERTY SHOWN ON THIS LEE FARM GENERAL

DEVELOPMENT PLAN, EXCEPT ANY EXISTING PUBLIC STREETS, ROADS, OR HIGHWAYS, DO HEREBY

CERTIFY THAT I/WE ACCEPT THE CONDITIONS AND RESTRICTIONS SET FORTH ON SAID PLAN AND IN THE

CONDITIONS OF APPROVAL BY THE CITY OF LOVELAND, DATED______________________________________,

AND THAT I/WE CONSENT TO THE RECORDATION OF ANY INFORMATION PERTAINING THERETO.

_________________________________________________

OWNER'S SIGNATURE(S)

_________________________________________________

LIENHOLDER'S SIGNATURE(S)

STATE OF COLORADO )

)SS

COUNTY OF LARIMER )

THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME THIS _______ DAY OF _______________,

20____, BY______________________________________________________.

WITNESS MY HAND AND OFFICIAL SEAL.

MY COMMISSION EXPIRES: _______________________________________.

_________________________________________________

NOTARY PUBLIC

SIGNATURE BLOCKS

APPROVED THIS ______ DAY OF _____________________, 20____,  BY THE CURRENT PLANNING MANAGER

OF THE CITY OF LOVELAND,  COLORADO.

______________________________________________________________________________________________

CURRENT PLANNING MANAGER

APPROVED THIS ______ DAY OF _____________________, 20____,  BY THE CITY ENGINEER OF THE CITY OF

LOVELAND,  COLORADO.

______________________________________________________________________________________________

CITY ENGINEER

APPROVED THIS ______ DAY OF _____________________, 20____,  BY THE CITY ATTORNEY OF THE CITY

OF LOVELAND,  COLORADO.

______________________________________________________________________________________________

CITY ATTORNEY

APPROVED THIS ______ DAY OF _____________________, 20____,  BY THE CITY PLANNING COMMISSION

OF THE CITY OF LOVELAND,  COLORADO.

______________________________________________________________________________________________

CHAIRPERSON

APPROVED THIS ______ DAY OF _____________________, 20____,  BY THE CITY COUNCIL OF THE CITY OF

LOVELAND,  COLORADO.

____________________________________________________             ___________________________________
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4 PROJECT NARRATIVE

5 PROJECT NARRATIVE

6 PROJECT NARRATIVE

7 PROJECT NARRATIVE

LEGAL DESCRIPTION TEXT:

THAT PORTION OF LEE FARM ADDITION, ACCORDING TO THE ANNEXATION MAP THEREOF

RECORDED MAY 6, 2006 IN THE REAL PROPERTY RECORDS OF THE OFFICE OF THE CLERK AND RECORDER OF LARIMER COUNTY,

COLORADO AT RECEPTION NO. 20060042451 AND BEING SITUATE IN SECTION 4, TOWNSHIP 5 NORTH, RANGE 69 WEST OF THE 6TH P.M.,

TO THE CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF COLORADO BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

CONSIDERING THE EAST LINE OF THE NORTHEAST QUARTER OF SAID SECTION 4 AS BEARING SOUTH 00°00'27" WEST AND WITH ALL

BEARINGS CONTAINED HEREIN RELATIVE THERETO:

BEGINNING AT THE NORTHEAST CORNER OF SAID SECTION 4; THENCE ALONG THE EAST LINE OF THE NORTHEAST QUARTER OF SAID

SECTION 4 SOUTH 00°00'27" WEST 1320.00 FEET TO A POINT ON THE EASTERLY PROLONGATION OF THE NORTH LINE OF LEE FARM

ADDITION TO THE CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF COLORADO; THENCE ALONG SAID EASTERLY PROLONGATION OF

THE SOUTH LINE OF SAID LEE FARM ADDITION AND ALONG THE NORTH LINE OF SAID LEE FARM ADDITION SOUTH 89°20'42" WEST 70.00

FEET, MORE OR LESS, TO A POINT ON THE WEST LINE OF THAT CERTAIN PARCEL OF LAND AS DESCRIBED IN DEED AT RECEPTION NO.

2006-0030651, RECORDS OF SAID COUNTY AND THE TRUE POINT OF BEGINNING; THENCE DEPARTING SAID NORTH LINE OF SAID LEE

FARM ADDITION AND ALONG SAID WEST LINE OF SAID CERTAIN PARCEL OF LAND AS DESCRIBED IN DEED AT RECEPTION NO.

2006-0030651 SOUTH 00°00'27" WEST 1356.50 FEET AND AGAIN SOUTH 00°01'10" WEST 409.11 FEET; THENCE DEPARTING SAID WEST LINE

OF SAID CERTAIN PARCEL OF LAND AS DESCRIBED IN DEED AT RECEPTION NO. 2006-0030651 NORTH 88°59'19" EAST 40.01 FEET, MORE OR

LESS, TO A POINT ON THE EAST LINE OF THAT CERTAIN PARCEL OF LAND AS DESCRIBED IN DEED AT RECEPTION NO. 91011261, RECORDS

OF SAID COUNTY; THENCE ALONG THE SOUTHERLY PROLONGATION OF THE EAST LINE OF SAID CERTAIN PARCEL OF LAND AS

DESCRIBED IN DEED AT RECEPTION NO. 91011261 SOUTH 00°01'10" WEST 9.54 FEET, MORE OR LESS, TO THE SOUTHEAST CORNER OF

SAID LEE FARM ADDITION; SAID SOUTHEAST CORNER OF SAID LEE FARM ADDITION ALSO BEING A POINT ON THE EASTERLY

PROLONGATION OF THE NORTH LINE OF THE PLAT OF VANGUARD-FAMLECO NINTH SUBDIVISION TO THE CITY OF LOVELAND, COUNTY OF

LARIMER, STATE OF COLORADO; THENCE DEPARTING SAID EAST LINE OF SAID CERTAIN PARCEL OF LAND AS DESCRIBED IN DEED AT

RECEPTION NO. 91011261 AND ALONG SAID EASTERLY PROLONGATION OF THE NORTH LINE OF THE PLAT OF VANGUARD-FAMLECO NINTH

SUBDIVISION AND ALONG THE NORTH LINE OF THE PLAT OF VANGUARD-FAMLECO NINTH SUBDIVISION AND ALONG THE NORTH LINE OF

TRACT C, VANGUARD-FAMLECO EIGHTH SUBDIVISION TO THE CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF COLORADO AND

ALONG THE NORTH LINE OF TRACT A, VANGUARD-FAMLECO SECOND ADDITION TO THE CITY OF LOVELAND, COUNTY OF LARIMER, STATE

OF COLORADO AND ALONG THE SOUTH LINE OF SAID LEE FARM ADDITION SOUTH 88°20'18" WEST 5261.56 FEET, MORE OR LESS, TO THE

SOUTHWEST CORNER OF SAID LEE FARM ADDITION; SAID SOUTHWEST CORNER OF SAID LEE FARM ADDITION ALSO BEING A POINT ON

THE WEST LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 4 AND THE WEST LINE OF SAID LEE FARM ADDITION; THENCE

DEPARTING SAID NORTH LINE OF SAID TRACT A, VANGUARD-FAMLECO SECOND ADDITION AND SAID SOUTH LINE OF SAID LEE FARM

ADDITION AND ALONG SAID WEST LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 4 AND ALONG SAID WEST LINE OF SAID LEE

FARM ADDITION NORTH 00°08'28" EAST 488.64 FEET, MORE OR LESS, TO THE SOUTHWEST CORNER OF THE NORTHWEST CORNER OF

SAID SECTION 4; THENCE THE WEST LINE OF THE NORTHWEST QUARTER OF SAID SECTION 4 AND CONTINUING ALONG SAID WEST LINE

OF SAID LEE FARM ADDITION NORTH 00°09'00" EAST 2679.81 FEET, MORE OR LESS, TO A POINT ON THE SOUTH LINE THAT CERTAIN

PARCEL OF LAND AS DESCRIBED IN DEED AT RECEPTION NO. 2006-0030652, RECORDS OF SAID COUNTY; THENCE DEPARTING SAID WEST

LINE OF THE NORTHWEST QUARTER OF SAID SECTION 4 AND DEPARTING SAID WEST LINE OF SAID LEE FARM ADDITION AND ALONG SAID

SOUTH LINE THAT CERTAIN PARCEL OF LAND AS DESCRIBED IN DEED AT RECEPTION NO. 2006-0030652 NORTH 89°20'42" EAST 891.97

FEET, MORE OR LESS, TO A POINT ON THE WEST LINE OF THE PLAT OF BUCK SECOND SUBDIVISION TO THE CITY OF LOVELAND, COUNTY

OF LARIMER, STATE OF COLORADO; THENCE DEPARTING SAID SOUTH LINE OF SAID CERTAIN PARCEL OF LAND AS DESCRIBED IN DEED

AT RECEPTION NO. 2006-0030652 AND ALONG SAID WEST LINE OF THE PLAT OF BUCK SECOND SUBDIVISION SOUTH 00°00'27" WEST

1301.00 FEET, MORE OR LESS, TO THE SOUTHWEST CORNER OF SAID PLAT OF BUCK SECOND SUBDIVISION; THENCE ALONG THE SOUTH

LINE OF SAID PLAT OF SAID BUCK SECOND SUBDIVISION AND ALONG THE SOUTH LINE OF THE PLAT OF SAID BUCK FIRST SUBDIVISION TO

THE CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF COLORADO AND ALONG THE SOUTH LINE OF THE PLAT OF BUCK FOURTH

SUBDIVISION TO THE CITY OF LOVELAND, COUNTY OF LARIMER, STATE OF COLORADO NORTH 89°20'42" EAST 4319.99 FEET, MORE OR

LESS, TO A POINT ON SAID WEST LINE OF THAT CERTAIN PARCEL OF LAND AS DESCRIBED IN DEED AT RECEPTION NO. 2006-0030651 AND

THE TRUE POINT OF BEGINNING.

LAND USE INFORMATION TABLE

SQUARE FEET ACRES

AREA AREA

TOTAL SITE AREA 10,753,250 246.85

AREA

A1, A2, A3, A4

B1, B2

C

D

ACRES

35.11

150.24

52.45

9.05

PROPOSED USE

SINGLE-FAMILY, PAIRED HOME, PATIO HOME, TOWNHOME,

CONDOMINIUM RESIDENTIAL

SINGLE-FAMILY, PAIRED HOME, PATIO HOME RESIDENTIAL

SINGLE-FAMILY ESTATE RESIDENTIAL

NEIGHBORHOOD PARK, POOL, POOL/CLUB HOUSE

OVERALL

PROPOSED UNITS

250

500

70

N/A

820 DU, 3.45 DU/AC

MAXIMUM GROSS DENSITY

351 DU, 10 DU/AC

601 DU, 4 DU/AC

105 DU, 2 DU/AC

N/A

1,057 DU, 4.28 DU/AC

*SEE SHEET 2 - 'CONCEPTUAL SITE PLAN' FOR DISTRIBUTION OF LAND USES

SHEET INDEX

LEGAL DESCRIPTION PROJECT TEAM

OWNERS REPRESENTATIVE /DEVELOPER: (CONTACT PERSON)

TRUE LIFE COMPANIES

c/o KATIE COOLEY

5251 DTC PARKWAY

SUITE 1175

GREENWOOD VILLAGE, CO 80111

PHONE - 303-810-2704

EMAIL - kcooley@thetruelifecompanies.com

CONSULTANT: (PLANNING/LANDSCAPE ARCHITECTURE)

VALERIAN LLC

c/o PAUL MCMAHON

3001 BRIGHTON BLVD.

SUITE 643

DENVER, CO 80216

PHONE - 303-347-1200

EMAIL - paul@valerianllc.com

CONSULTANT: (CIVIL ENGINEER)

CWC CONSULTING GROUP

c/o BRETT WOLLARD

210 FRONT STREET

CASTLE ROCK, CO 80104

PHONE - 303-395-2700

EMAIL - brettw@cwc-consulting.com

CONSULTANT: (TRAFFIC ENGINEER)

KELLAR ENGINEERING

c/o SEAN KELLAR

4741 CENTRAL STREET, SUITE 320

KANSAS CITY, MO 64112

PHONE - 970-219-1602

EMAIL - skellar@kellarengineering.com

UTILITIES/PUBLIC FACILITIES

WATER:    -------------------------------------------------------------------------------------------------------------------     CITY OF LOVELAND

SEWER:    -------------------------------------------------------------------------------------------------------------------     CITY OF LOVELAND

ELECTRIC:   ----------------------------------------------------------------------------------------------------------------     CITY OF LOVELAND

NATURAL GAS:   ---------------------------------------------------------------------------------------------------------------    EXCEL ENERGY

TELEPHONE:   -------------------------------------------------------------------------------------------------------------------     CENTURY LINK

SCHOOLS:    ----------------------------------------------------------------------------------------    THOMPSON SCHOOL DISTRICT R2-J

PARKS:    -------------------------------------------------------------------------------------------------------------------     CITY OF LOVELAND

POLICE / FIRE:   ----------------------------------------------------------------------------------------------------------     CITY OF LOVELAND

DRAINAGE:   ---------------------------------------------------------------------------------------------------------------     CITY OF LOVELAND

0

SCALE: 

feet1,000 2,000 3,000

1" = 1,000'

APPROVED PROPOSED

COMPREHENSIVE PLAN AMENDMENT

LAND USE(S) ER, LDR, MDR ER, LDR, MDR

MINIMUM OPEN SPACE (OVERALL DEVELOPMENT) 15%

PC ATTACHMENT 6



CONCEPTUAL ACCESS, TYP.

CONCEPTUAL

ACCESS, TYP.

WEST 35TH STREET

(LCUASS MAJOR COLLECTOR)
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CONCEPTUAL ACCESS, TYP.

WEST 43RD STREET
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AREA C

52.45 ACRES (GROSS)

ESTATE

RESIDENTIAL

AREA B2

71.17 ACRES (GROSS)

SINGLE FAMILY DETACHED,

PAIRED HOME,

PATIO HOME

AREA B1

79.07 ACRES (GROSS)

SINGLE FAMILY DETACHED,

PAIRED HOME,

PATIO HOMES

AREA A3

9.07 ACRES (GROSS)

SINGLE-FAMILY DETACHED,

PAIRED HOME, PATIO HOME,

CONDO, TOWNHOME

AREA D:

NEIGHBORHOOD

PARK

9.05 ACRES (GROSS)

PARK AND POOL HOUSE

CONCEPTUAL TRAIL UNDERPASS

LOCATION TO BE COORDINATED

WITH PARKS AND RECREATION

CONCEPTUAL LOCATION FOR

RECREATIONAL/REGIONAL

TRAIL

AREA A1

15.83 ACRES (GROSS)

PAIRED HOME,

TOWNHOME

AREA A2

3.94 ACRES (GROSS)

PAIRED HOME,

TOWNHOME, CONDO

AREA A4

6.27 ACRES (GROSS)

SINGLE FAMILY DETACHED,

PAIRED HOME,

PATIO HOME, TOWNHOME

BUFFER / UTILITY

EASEMENT, TYP.

ENVIRONMENTALLY SENSITIVE

AREAS LOCATED WITHIN

DEVELOPMENT PARCELS AND

COUNTED AS DEVELOPMENT

AREA FOR PURPOSES OF

DENSITY CALCULATIONS ONLY.

POSSIBLE PEDESTRIAN

LINKAGES, TYP.

POSSIBLE PEDESTRIAN

LINKAGES, TYP.

POSSIBLE PEDESTRIAN

LINKAGES, TYP.

POSSIBLE PEDESTRIAN

LINKAGES, TYP.

POSSIBLE PEDESTRIAN

LINKAGES, TYP.

PERIMETER

SCREENING, TYP.

PERIMETER

SCREENING, TYP.

BUFFERYARD, TYP.

BUFFERYARD, TYP.

BUFFERYARD, TYP.

BUFFERYARD, TYP.

COMPREHENSIVE MASTER PLAN DEVELOPMENT PLAN PERMITTED PREVIOUS PROPOSED 

LAND USE CATEGORY LAND USE CATEGORIES DENSITY (MAX) GDP DENSITY

MEDIUM DENSITY RESIDENTIAL (MDR) AREA A1, A2, A3 & A4 351 DU 480 DU 250 DU

35.11 ACRES (SF DETACHED, PAIRED HOME, (10 DU/AC)
 PATIO HOMES, CONDO,
 TOWNHOMES)

LOW DENSITY RESIDENTIAL (LDR) AREA B1 & B2  601 DU 436 DU 500 DU

150.24 ACRES (SF DETACHED, PAIRED HOME, (4 DU/AC)
 PATIO HOMES)

ESTATE RESIDENTIAL (ER) AREA C 105 DU 135 DU 70 DU

52.45 ACRES (ESTATE SF DETACHED) (2 DU/AC)

NEIGHBORHOOD PARK AREA D NA NA NA

9.05 ACRES (PARK & POOL/CLUB HOUSE)

TOTAL ACRES: 246.85 1057 DU 1,051 DU 820 DU 

PERMITTED PROPOSED PROPOSED

PERIMETER SCREENING / BUFFERYARD

AREAS

POSSIBLE PEDESTRIAN LINKAGES

SYMBOL NOTES
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CONCEPTUAL SITE PLAN

1

NORTH

0

SCALE: 

feet200 400 600

1" = 200'

NOTES:

1. ALL ROADWAYS INCLUDING MAJOR COLLECTORS, MINOR

COLLECTOR, AND LOCAL STREETS ARE TO BE DESIGNED TO

LCUASS STANDARDS. LOVELAND SPECIFIC LCUASS

STANDARDS ARE TO BE UTILIZED WHEREVER APPLICABLE.

2. ALL ACCESS POINTS, ROADWAYS AND ROADWAY ALIGNMENTS

ARE CONCEPTUAL. ACTUAL ALIGNMENT OF ROADWAYS AND

LOCATIONS OF ACCESS POINTS ARE TO BE DETERMINED AT A

TIME OF FUTURE DEVELOPMENT PROPOSALS.

3. NO RESIDENTIAL DRIVEWAYS SHALL FRONT ONTO A MAJOR

OR MINOR COLLECTOR STREET

4. WEST 35TH STREET ROW SHALL BE SEPARATED FROM

ADJACENT EXISTING DEVELOPMENT BY A LANDSCAPED

BUFFERYARD.
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SYMBOLS AND LINETYPES LEGEND

VANGUARD FAMLECO NINTH SUBDIVISION

VANGUARD FAMLECO THIRTEENTH SUBDIVISION

VANGUARD FAMLECO NINTH SUBDIVISION
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A.

B.

C.

D.

E.

RESIDENTIAL USE

MINIMUM

LOT SIZE

(1)

ESTATE

SINGLE-FAMILY DETACHED

PATIO HOME

PAIRED HOME

TOWNHOME

(CONDOMINIUM STRUCTURES SHALL MEET THESE
REQUIREMENTS. WHERE APPLICABLE, EXCLUDING MIN.
LOT SIZE AND WIDTH)

PER CITY OF LOVELAND TITLE 18, SECTION 18.07 ESTATE RESIDENTIAL DISTRICT

5,500 sq. ft.

3,600 sq. ft.

4,000 sq. ft.

(per Paired lot /

2,000 sq. ft. per lot)

1,000 sq. ft.

(4,000 sq. ft. minimum

per three (3) lot bldg.)

50 feet

40 feet

30 feet per lot
(60 feet per Paired lot

minimum)

16 feet

(65 feet min.  per three (3)

lot structure)

MINIMUM

LOT WIDTH

(2)

35 feet

35 feet

35 feet

40 feet

MAXIMUM

BLDG. HEIGHT

(3)

LOT REGULATIONS

NOTES

1. MINIMUM LOT WIDTHS SHALL BE MEASURED AT FRONT AND REAR SETBACK.  LOT FRONTAGE AT AREAS OF CUL-DE-SAC AND/OR ROADWAY CURVES SHALL BE ALLOWED TO BE LESS THAN THE

REQUIRED WIDTH NOTED, BUT IN NO CASE SHALL THEY BE LESS THAN 1.5 X THE PROPOSED DRIVEWAY WIDTH (i.e 10' proposed driveway, shall require a 15' lot frontage).

2. BUILDING AND STRUCTURES SHALL BE MEASURED AS OUTLINED IN SECTION 18.04.113.2 OF THE LOVELAND ZONING CODE.

3. THE HEIGHT OF ALL ACCESSORY STRUCTURES SHALL BE PER LOVELAND TITLE 18; SECTION 18.54.020

4. FOR SIDE LOADED, RECESSED, OR DETACHED GARAGES THE FRONT SETBACK SHALL BE REDUCED TO 15 FEET.

5. A CORNER LOT SIDE SETBACK REQUIREMENT SHALL BE REDUCED TO MIN OF 5' FOR LOTS DIRECTLY ADJACENT TO AN OPENSPACE/LANDSCAPE TRACT OF AT LEAST 8 FEET IN WIDTH.

6. HOUSES SHALL BE DEVELOPED AS ZERO LOT LINE HOMES.  ONE SIDE YARD SETBACK SHALL BE ZERO (0) FEET AND THE OPPOSITE SIDE YARD SETBACK SHALL BE A MINIMUM OF TEN FEET.

7. CORNER LOT SHALL NOT BE ZERO (0) LOT SETBACK, CORNER LOT SIDEYARD SETBACK SHALL BE MINIMUM LISTED IN CHART.

8. FOR SIDE LOADED, RECESSED, OR DETACHED GARAGES THE FRONT SETBACK SHALL BE REDUCED TO 15 FEET.

9. FOR ALLEY LOADED GARAGES, SETBACK SHALL BE REDUCED TO 12 FEET MEASURED TO STRUCTURE (INCLUDING COVERED PORCH).  NO PART OF THE STRUCTURE SHALL BE CLOSER THAN 10

FEET TO THE ADJACENT RIGHT OF WAY.

10. FOR ALLEY LOADED GARAGES, REAR SETBACK SHALL BE REDUCED TO 5 FEET MIN.  ALLEY LOADED DRIVEWAY SHALL BE GREATER THAN 18 FEET OR LESS THAN 7 FEET IN LENGTH (NO DRIVEWAY

LENGTH BETWEEN 8 FEET AND 18 FEET IN LENGTH).

11. ALL TOWNHOME/CONDOMINUM LOTS SHALL HAVE VEHICULAR ACCESS PROVIDED FROM A PRIVATE DRIVE OR ALLEY.  NO GARAGE DOORS OR VEHICULAR ACCESS SHALL BE PERMITTED TO THE

ADJACENT PUBLIC RIGHT OF WAY.

12. A MINIMUM REAR SETBACK OF FOUR FEET SHALL BE PROVIDED AND MEASURED FROM THE MAIN DWELLING UNIT OR GARAGE DOOR TO THE ALLEY RIGHT-OF-WAY DRIVEWAY SHALL BE GREATER

THAN 18 FEET OR LESS THAN 7 FEET IN LENGTH (NO DRIVEWAY LENGTH BETWEEN 8 FEET AND 18' IN LENGTH).

13. ALL ACCESSORY BUILDINGS HEIGHTS SHALL BE PER LOVELAND TITLE 18; 18.54.020

(4) (5) (6) (7)

SETBACK REGULATIONS

MINIMUM

FRONT

20 feet

18 feet

18 feet

8 feet

MINIMUM SIDE

INTERIOR CORNER

MINIMUM

REAR

5 feet

(min. 15 feet
between buildings)

5 feet

(min. 10 feet

between buildings)

5 feet

(0 feet-common, min.

15 feet between buildings)

5 feet

(0 feet-common, min.

15 feet between buildings)

12 feet

12 feet

12 feet

20 feet

15 feet

15 feet

15 feet

4 feet

 2,3 1

 5

DIMENSIONAL STANDARDS FOR PROPOSED RESIDENTIAL USES:

 6  7

 8,9

 4

 10

 12 11
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Introduction 
 

This Master Traffic Impact Study (MTIS) is for the proposed Lee Farm General 

Development Plan (GDP) located at the northwest quadrant of the Wilson Avenue/35th 

Street intersection in Loveland, CO.  See Vicinity Map on page 4. The purpose of this 

MTIS is to verify that the long range 2035 peak hour link volumes of the streets adjacent 

to and within the Lee Farm GDP will comply with the approved City of Loveland 2035 

Transportation Plan and to verify that the project has the ability to demonstrate 

compliance with the Adequate Community Facilities (ACF) Ordinance and the Larimer 

County Urban Area Street Standards (LCUASS) at the time of development.  A Traffic 

Impact Study (TIS) will also be provided with the subsequent submittal of the Lee Farm 

Preliminary Development Plan (PDP).   

 

Kellar Engineering (KE) has prepared the MTIS to document the results of the project’s 

anticipated traffic generation characteristics and to identify projected impacts to the local 

and regional transportation system. The proposed development is anticipated to 

generate approximately 7,547 daily weekday trips, 594 AM peak hour trips, and 788 PM 

peak hour trips.   

 

Existing Conditions and Roadway Network 

 

The project site is located at the northwest quadrant of the Wilson Avenue/35th Street 

intersection in Loveland, Colorado.  The project site is currently undeveloped land.  

Residential land uses exist north and south of the project site.  Additionally, the land 

west of the project site is currently undeveloped but zoned for residential.  Wilson 

Avenue is an existing north/south street that borders the east side of the Lee Farm 

project site.  Wilson Avenue is classified as a 4-lane Arterial on the 2035 Transportation 

Plan with a posted speed of 45 mph adjacent to the project site.  Wilson Avenue is 

currently constructed to the 4-lane cross section with bike lanes and auxiliary lanes.  43rd 

Street is an existing east/west street located north of the project site.  43rd Street is 

classified as a 2-lane Arterial on the 2035 Transportation Plan and has a posted speed 

of 35 mph.  43rd Street is currently constructed to its ultimate 2-lane Arterial cross section 

per Chapter 7 of the Larimer County Urban Area Street Standards (LCUASS) with:  two 

13’ wide thru lanes, a 16’ wide center turn lane, and 7’ wide bike lanes.  29th Street is an 
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existing east/west street located south of the project site.  29th Street is classified as a 2-

lane Arterial on the 2035 Transportation Plan and has a posted speed of 35 mph.  29th 

Street is currently constructed to the LCUASS 2-lane Arterial cross section adjacent to 

the developed properties.  29th Street does not have a bike lane or curb and gutter on 

the south side of 29th Street when adjacent to undeveloped land.  Future development 

will construct the ultimate adjacent curb, gutter, and sidewalk along the south side of 29th 

Street along each development’s property frontage.  12’ wide thru lanes and a 12’ wide 

center turn lane still exists along the entire cross section of 29th Street.  35th Street is a 

future east/west street that will be constructed within the Lee Farm project site.  35th 

Street is classified as a Major Collector on the 2035 Transportation Plan within the 

project site and will be designed and constructed to the LCUASS Major Collector cross 

section with a posted speed of 35 mph upon development of the property.  Cascade 

Avenue is a future north/south street that will be constructed within the Lee Farm project 

site.  Cascade Avenue is classified as a Major Collector on the 2035 Transportation Plan 

within the project site and will be designed and constructed to the LCUASS Major 

Collector cross section with a posted speed of 35 mph upon development of the 

property.   
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Vicinity Map  
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Pedestrian/Bicycle Facilities and School Routing 

 

Wilson Avenue currently has 7’ wide bike lanes and detached sidewalks adjacent to the 

developed properties.  A continuous sidewalk system currently exists on the east side of 

Wilson Avenue.  Upon development of the Lee Farm project, sidewalk will be designed 

and constructed along the west side of Wilson Avenue adjacent to the project site.  

Additionally, the internal streets within the Lee Farm project site will have sidewalks on 

both sides of the street and the internal Major Collector streets (Cascade Avenue and 

35th Street) will also have bike lanes and sidewalks on both sides of the street.  

Ponderosa Elementary School is located northwest of the 43rd Street and Wilson Avenue 

intersection.  Additionally, Lucille Irwin Middle School is located northeast of the 43rd 

Street and Wilson Avenue intersection.  Pedestrians from Lee Farm will be able to cross 

Wilson Avenue at the 35th Street/Wilson Avenue signalized intersection and walk north 

along the continuous sidewalk network on the east side of Wilson Avenue to 43rd Street 

to walk to both Lucille Irwin Middle School and Ponderosa Elementary School via a 

signalized crossing of 43rd Street and a continuous sidewalk network along the north 

side of 43rd Street.  Additionally, pedestrians will also be able to walk along the internal 

local street sidewalk connections from Lee Farm via the future local street connections 

to Julesburg Drive and Le Veta Drive within the Buck First Subdivision to the north. 

 

Proposed Development  

 

The Lee Farm GDP is a residential development within Loveland, CO upon a currently 

undeveloped property consisting of approximately 750 single family dwelling units and 

approximately 70 townhomes.  Due to the size and scale of the overall development, the 

project will likely develop in phases.  A TIS will also be provided with the future Lee Farm 

PDP to address the future phasing of the Lee Farm project and to demonstrate 

compliance with the ACF Ordinance and the Larimer County Urban Area Standards 

(LCUASS).   
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Trip Generation 

 

Site generated traffic estimates are determined through a process known as trip 

generation.  Rates and equations are applied to the proposed land use to estimate traffic 

generated by the development during a specific time interval.  The acknowledged source 

for trip generation rates is the Trip Generation Report published by the Institute of 

Transportation Engineers (ITE).  ITE has established trip generation rates in nationwide 

studies of similar land uses.  For this study, KE used the ITE 9th Edition Trip Generation 

Report average trip rates.  The Lee Farm GDP is anticipated to generate approximately 

7,547 daily weekday trips, 594 AM peak hour trips, and 788 PM peak hour trips.  Table 1 

summarizes the estimated trip generation for the proposed development. 

 
 
Trip Distribution 
 

Distribution of site traffic on the street system was based on the area street system 

characteristics, existing traffic patterns and volumes, anticipated surrounding 

development areas, and the proposed access system for the project.  The directional 

distribution of traffic is a means to quantify the percentage of site generated traffic that 

approaches the site from a given direction and departs the site back to the original 

source.  Figure 2 illustrates the trip distribution used for the project’s analysis.   

 

Traffic Assignment 

 

Traffic assignment was obtained by applying the trip distribution to the estimated trip 

generation of the development.  Figure 3 shows the site generated traffic assignment for 

the AM and PM peak hour link volumes.   

 

Background Traffic and Total Traffic 

 

Background traffic projections were based upon long range traffic projections from other 

previously approved traffic impact studies near the project site and from the 2035 

Transportation Plan.  Figure 4 shows the Long Range Background 2035 Peak Hour Link 

Volumes.  Additionally, Figure 5 (Long Range Total 2035 Peak Hour Link Volumes) 

shows the total long range projected traffic which consists of combining the Site 
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Generated Peak Hour Link Volumes with the Long Range Background 2035 Peak Hour 

Link Volumes. 

 

 

Adequate Community Facilities (ACF) Ordinance Criteria  
 

The long range total 2035 peak hour link volumes shown in Figure 5 were compared 

with the ACF Traffic Thresholds in Table 2 to verify that the streets adjacent to and 

within the Lee Farm GDP meet the link volume criteria in the Adequate Community 

Facilities (ACF) Ordinance.  As shown in Table 2, the street links will meet the ACF 

Ordinance criteria.  See Appendix for the Peak Hour Traffic Link Volume Worksheets. 
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Table 1- Lee Farm GDP Trip Generation 
 

ITE 
Code Land Use   

Average Daily 
Trips AM Peak Hour Trips PM Peak Hour Trips 

    Size Rate Total Rate In Rate Out Total Rate In Rate Out Total 
                              

210 Single Family 750 DU 9.52 7,140 0.19 143 0.56 420 563 0.63 473 0.37 278 751 

230 Townhome 70 DU 5.81 407 0.07 5 0.37 26 31 0.35 25 0.17 12 37 

                              

                    Total   7,547   148   446 594   498   290 788 
  

DU= Dwelling Units 
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Figure 1:  Recent Traffic 

 

Traffic Counts of:  Wilson/43rd, Wilson/Woodward Access, and Wilson/35th on 3/8/16 

Traffic Counts of:  Wilson/29th on 3/9/16 
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Figure 2:  Trip Distribution 
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Figure 3:  Site Generated Peak Hour Link Volumes 
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Figure 4:  Long Range Background 2035 Peak Hour Link Volumes 
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Figure 5:  Long Range Total 2035 Peak Hour Link Volumes 
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Table 2:  Long Range Total 
2035 Peak Hour Link Volumes 

Street Segment 
Street 

Classification Direction Total Traffic 
ACF Traffic 
Threshold 

ACF 
Compliance 

      AM(PM)     
Wilson north of 43rd 4-lane arterial NB 1316(1313) 2030 Y(Y) 

    SB 1189(1707) 2030 Y(Y) 

Wilson south of 43rd 4-lane arterial NB 1295(1495) 2030 Y(Y) 

    SB 1465(1594) 2030 Y(Y) 

Wilson north of 35th 4-lane arterial NB 1388(1640) 2030 Y(Y) 

    SB 1457(1653) 2030 Y(Y) 

Wilson south of 35th 4-lane arterial NB 1177(1671) 2030 Y(Y) 

    SB 1423(1467) 2030 Y(Y) 

Wilson south of 29th 4-lane arterial NB 1104(1871) 2030 Y(Y) 

    SB 1644(1591) 2030 Y(Y) 

43rd east of Wilson 2-lane arterial EB 543(745) 995 Y(Y) 

    WB 565(673) 995 Y(Y) 

43rd west of Wilson 2-lane arterial EB 753(744) 995 Y(Y) 

    WB 496(846) 995 Y(Y) 

43rd east of Cascade 2-lane arterial EB 389(327) 995 Y(Y) 

    WB 181(268) 995 Y(Y) 

35th west of Wilson major collector EB 409(285) 645 Y(Y) 

    WB 182(457) 645 Y(Y) 

35th east of Cascade major collector EB 226(281) 645 Y(Y) 

    WB 244(285) 645 Y(Y) 

29th east of Wilson 4-lane arterial EB 657(654) 2070 Y(Y) 

    WB 488(851) 2070 Y(Y) 

29th west of Wilson 2-lane arterial EB 433(287) 995 Y(Y) 

    WB 164(481) 995 Y(Y) 

29th east of Cascade 2-lane arterial EB 152(137) 995 Y(Y) 

roundabout   WB 107(180) 995 Y(Y) 

Cascade south of 43rd major collector NB 78(94) 645 Y(Y) 

    SB 67(87) 645 Y(Y) 

Cascade north of 35th major collector NB 138(201) 645 Y(Y) 

roundabout   SB 192(172) 645 Y(Y) 

Cascade south of 29th major collector NB 269(263) 645 Y(Y) 

roundabout   SB 263(351) 645 Y(Y) 

minor collector (39
th
 Street) 

west of Wilson minor collector EB 77(50) 395 Y(Y) 

    WB 27(89) 395 Y(Y) 
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minor collector north of 35th minor collector NB 60(200) 395 Y(Y) 

    SB 200(100) 395 Y(Y) 

Florence south of 43rd local NB 27(17) 60 Y(Y) 

    SB 9(30) 60 Y(Y) 

 

 

 

 

 

Conclusion 

 

This Master Traffic Impact Study (MTIS) for the Lee Farm GDP verifies that the long 

range 2035 peak hour link volumes of the streets adjacent to and within the Lee Farm 

GDP will comply with the approved City of Loveland 2035 Transportation Plan and that 

the project has the ability to comply with the Adequate Community Facilities (ACF) 

Ordinance and the Larimer County Urban Area Street Standards (LCUASS) at the time 

of development.  A Traffic Impact Study (TIS) will also be provided with the subsequent 

submittal of the Lee Farm Preliminary Development Plan (PDP) that will address specific 

intersection level of service.  However it can be determined based upon the results of 

the MTIS that the Lee Farm GDP will be able to meet the City of Loveland’s Standards 

for traffic at the time of development.  The findings of the Lee Farm Master Traffic Impact 

Study are summarized below: 

 

1. The Lee Farm GDP has the ability to comply with the Adequate Community 
Facilities (ACF) Ordinance and the Larimer County Urban Area Street Standards 
(LCUASS) and meet the City’s standards for traffic at the time of development. 

 
2. The Lee Farm GDP is anticipated to generate approximately 7,547 daily 

weekday trips, 594 AM peak hour trips, and 788 PM peak hour trips.   
 

3. The Lee Farm GDP complies with the ACF Ordinance criteria for peak hour link 
volumes in the long range (2035) future.  

 
4. The MTIS verifies that the long range 2035 peak hour link volumes of the streets 

adjacent to and within the Lee Farm GDP will comply with the City of Loveland 
2035 Transportation Plan. 

 
5. A Traffic Impact Study will be submitted with the Lee Farm PDP that will address 

intersection level of service (LOS) operation and demonstrate intersection LOS 
compliance with the ACF Ordinance. 
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6. The following are the roadway classifications for the streets adjacent to and 

within the Lee Farm GDP:   
 

a)  Wilson Avenue – 4-Lane Arterial 
 

b)  43rd Street – 2-Lane Arterial 
 

c)  29th Street – 2-Lane Arterial 
 

d)  35th Street – Major Collector 
 

e) Cascade Avenue – Major Collector 
 
f) 39th Street – Minor Collector 
 
g) Florence Drive (within the Lee Farm GDP) – Local Residential 
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