
MEETING OF THE PLANNING COMMISSION
Town Board Room

807 Mountain Avenue
Town of Berthoud, Colorado

Thursday, February 26, 2026, 6:00 p.m.

This is an IN-PERSON meeting at the location and time noted above.  

This meeting will be streamed live on YouTube.  The live stream is accessible by 

visiting www.berthoud.org/stream

Call Meeting To Order

Pledge Of Allegiance

Roll Call

Approval Of Meeting Minutes 

2026 02 12 MINUTES PC.PDF

Public Hearing: Heron Lakes 21st Filing Preliminary Plat

Public Hearing to consider a request for a Preliminary Plat, known as Heron Lakes 21st 
Filing, located off TPC Parkway, approximately 500-feet north of the TPC Parkway and 
Grand Market Avenue Intersection

00 HL 21F PRELIMINARY PLAT PC INFORMATION FORM.PDF
01 HL 21F PRELIMINARY PLAT PC STAFF REPORT.PDF
01.1 HL 21F STAFF REPORT COMBINED ATTACHMENTS.PDF
02 HL 21F PRELIMINARY PLAT RESOLUTION XX 2026.PDF

Work Session: Open Discussion With Town Attorneys

Report By Staff

Adjourn

Individuals needing special accommodation may request assistance by contacting the 

Town Clerk at 807 Mountain Avenue, Berthoud, Colorado 80513, 970-532-2643 at least 24 

hours in advance.

1.

2.

3.

4.

Documents:

5.

Documents:

6.

7.

8.

http://www.berthoud.org/stream
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Town of Berthoud Planning Commission
Town Hall

Board Room
807 Mountain Avenue, Berthoud, CO 80513

February 12, 2026 at 6:00 p.m.

1. Meeting called to order – Chairperson Anderson at 6:03 p.m.

2. Pledge of Allegiance

3. Roll Call

The following Planning Commission members were present:
Karen Anderson, Chair
Abigail Smith, Vice Chair
Marc Hofmans, Commissioner
Nick Semedalas, Commissioner
Bryce Filho, Commissioner
David Pond, Commissioner
Stacy Sigman, Commissioner

The following Planning Commission members were absent:
Marc Hofmans, Commissioner

The following staff members were present:
Anne Johnson, Community Development Director
Tawn Hillenbrand, Planning Manager
Bella Manzo, Planner
Lakin Dickson, Planning Intern

4. Approval of Minutes from January 8, 2026, were moved for approval by Commissioner Sigman 
and a second to the motion was made by Commissioner Filho.

5. Presentation: Comprehensive Plan Update, Water Element
a. Introduction of an update to the Comprehensive Plan, inclusion of a Water Conservation 

Element required by SB-24-174/State Statute prior to December 31, 2026
b. Planning Intern Lakin Dickson provided a staff presentation at 6:07 p.m.
c. The item concluded at 6:17 p.m.

6. Presentation: Informational Update On Implementing The Action Items Found In The 2021 
Comprehensive Plan Update; Review Of The 2021 Comprehensive Plan Authority; Vision, Goals
and Strategies

a. Community Development Director Anne Johnson provided a staff presentation at 6:17 
p.m.

b. The item concluded at 6:31 p.m.



7. Presentation: Informational Update On Implementing The Action Plan Found In The 2025 
Housing Diversity Plan Adopted On April 22, 2025.

a. Community Development Director Anne Johnson provided a staff presentation at 6:31 
p.m.

b. The item concluded at 6:43 p.m.

8. Report by Staff:
a. The February 20 meeting of the Planning Commission will have a land use matter and an 

open discussion with new Town Attorneys. 
b. Planning Manager Tawn Hillenbrand provided an update on the status of the Public Art 

Master Plan.
c. Planner Bella Manzo provided an update on the status of the Historic Preservation Plan.
d. The Town Board of Trustees heard the request for the Fickel Farms 5th Filing Preliminary 

Plat and approved the request at their meeting on February 10. At the meeting of the 
Town Board of Trustees on February 10, the Town Board also heard updates on the 
Master Plan for Intersection Management and Tree Strips.

9. Adjourn
The meeting was adjourned by Motion of Commissioner Semedalas, seconded by 
Commissioner Sigman at 6:58 p.m.  

_________________________________ ________________________________
Chairperson Secretary
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PLANNING COMMISSION INFORMATION  
 

  

Meeting Date: February 26, 2026 

  
Agenda Title/Subject: Public Hearing to consider a request for a 

Preliminary Plat, known as Heron Lakes 21st Filing, 
located off TPC Parkway approximately 500-feet 
north of the TPC Parkway and Grand Market 
Avenue intersection. 

  
Type of Item: Public Hearing 

  
Purpose: Request for approval of a Preliminary Plat to create 

a residential development consisting of 48 single-
family residential lots. 

  
Presented by: Tawn Hillenbrand, Planning Manager 

 
  

ATTACHMENTS: 

• Staff Report with application materials   

• Resolution ## (Series 2026) 
 

BACKGROUND: 
The subject property is a part of the larger, overall Heron Lakes development and is included 
in the Master Plan for Heron Lakes approved in 2015. The property was originally created 
in 2016 with Heron Lakes 2nd Filing as Tract E. The currently undeveloped property is 
approximately 17.057 acres and is zoned R4 – Mixed Use District.  
 
The 2015 Master Plan envisioned the property as Single-family Residential at 3-5 dwelling 
units per acre with a total of 49-82 units. The proposed Heron Lakes 21st Filing Preliminary 
Plat is in substantial compliance with the approved Master Plan, proposing 48 total single-
family residential lots, equating to approximately 2.8 dwelling units per acre.  

Preliminary Plat is the next phase of the overall land use approval process for a subdivision 
following the Master Plan approval. 
 
 
UPDATE/NEXT STEPS: 
Tonight, the Planning Commission will hear one request of the applicant.  The purpose of 
the Preliminary Plat is to provide the Town with an overall plat and the associated 
engineering for the proposed development. 
 
Following the Planning Commission public meeting, the Town Board of Trustees will hear 
the request at their regularly scheduled hearing on March 10, 2026. The applicant will be 
required to record the Preliminary Plat if approved by the Town Board of Trustees, and any 
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Conditions of Approval will need to be addressed prior to submitting an application for the 
final process. The final planning process step would be a public hearing before the Planning 
Commission for a Final Plat. The Final Plat phase includes review of the Construction 
Documents (at 100% completeness), referral agency review, analysis of the utilities and 
infrastructure planned for the project, off-site and on-site improvements, for example.  Both 
the Preliminary and Final platting must adhere to the 2015 Master Plan.   
 
Referral agencies such as the school district, fire protection district, utility and infrastructure 
providers, for example, have reviewed the Preliminary Plat applications.  Referral agency 
comments at this phase are incorporated into the Staff Report and are used by the applicant 
when they are preparing their next land use application materials for review.  Sanitary sewer 
and water main engineering designs, the need for water dedication, and school bus stop 
locations, if needed, for example are reviewed at the Preliminary Plat and Final Plat stages.  
The developer has provided Construction Documents with this phase and will be required 
to with the next or final phase of development, and these will be reviewed by the Town 
Engineer and supportive agencies.   
 
 
FISCAL IMPACT AND FUND SOURCE: 
There is no negative impact to the Town in consideration of this request for Preliminary Plat. 
Public notice is funded through fees paid by the applicant.  Development review is funded 
through fees paid by the applicant.    
 
 
COMMUNITY TOUCHSTONES:  
Consideration of this request does not negatively impact community touchstones and in fact 
is supportive of the 2021 Comprehensive Plan. The proposed Preliminary Plat is consistent 
with the previously approved Master Plan which aligns with the vision of the Comprehensive 
Plan. 
  
 
RECOMMENDED ACTION(S): 
Staff find that the proposed Heron Lakes 21st Filing Preliminary Plat meets the review 
criteria as provided in Section 30-6-107 of the Berthoud Development Code. Therefore, Staff 
recommends Planning Commission make a motion to recommend approval of the Heron 
Lakes 21st Filing Preliminary Plat to the Town Board of Trustees.  



  

 

 
  

 

 

STAFF REPORT: HERON LAKES 21ST FILING PRELIMINARY PLAT 

DATE: February 26, 2026 

GENERAL INFORMATION 

Applicant: 
Jon Turner – Heron Lakes Investments, LLC 
Kristin Turner – TB Group 

Size: 17.057 acres 

Site Location: 

Parcel #9403329001 

The subject property is located off of TPC Parkway approximately 500-feet north of the TPC 

Parkway and Grand Market Avenue intersection. 

 
Subject property is highlighted in blue.  

Applicant's Request: 
The Applicant is requesting Preliminary Plat approval to create a residential development 

consisting of 48 single-family residential lots.  

Current Zoning: R4 – Mixed Use District  

ZONING DISTRICT INFORMATION 

Max Density Per zone district – 24 dwelling units/acre; Per approved Master Plan – 3-5 units/acre 

Minimum Lot Area 1,200sf 

Min. Lot Width 16’ 

Front Setback 20’ (w/ front loaded garage) 

Side Setback 5’, 10’ corner side 

Rear Setback 10’ (w/ front loaded garage) 

807 Mountain Avenue  |  PO Box 1229  |  Berthoud, CO 80513  |  O: 970.532.2643  |  F: 970.532.0640  |  Berthoud.org 



SURROUNDING ZONING, LAND USE AND REQUIRED BUFFERS 

 
  

Adjacent Zoning Adjacent Land Uses Setbacks for Adjacent Zoning 

North County RR2, R1 Single Family, Single Family/Ag N/A 

South R4 undeveloped N/A 

East R4, R2 Undeveloped single-family  N/A 

West Ag Golf course/pond N/A 

Town Zoning Map: 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

BERTHOUD COMPREHENSIVE PLAN AND MASTER PLANS 

Berthoud Comprehensive Plan - Future Land Use Map: 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

 
 

Urban Residential Character District (area in orange)  



Berthoud Trails Master Plan:  
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Proposed Regional Trail (purple line) and Planned Neighborhood (orange line) 

Berthoud Open Space Plan: 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Adjacent to the Heron Lakes Golf Course 
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Proposal 
The applicant requests approval of a Preliminary Plat to create a residential development consisting of 48 single-family 
residential lots. 
 
The proposed Preliminary Plat is in substantial compliance with the approved Master Plan approved in 2015. The 
Preliminary Plat, if approved, would allow the applicant to apply for a Final Plat that would formally subdivide the land.  
 
Background 
The subject property is a part of the larger overall Heron Lakes development and is included in the Master Plan for Heron 
Lakes approved in 2015. The property was originally created in 2016 with Heron Lakes 2nd Filing as Tract E. The currently 
undeveloped property is approximately 17.057 acres and is currently zoned R4 – Mixed Use District.  

 
The 2015 Master Plan envisioned the property as Single-family Residential at 3-5 dwelling units per acre with a total of 49-
82 units. The proposed Heron Lakes 21st Filing Preliminary Plat is in substantial compliance with the approved Master 
Plan, proposing 48 total single-family residential lots, equating to approximately 2.8 dwelling units per acre. 

 
Preliminary Plat Review Criteria  
In addition to all provisions of this Code, the Town shall use the following criteria to evaluate the applicant’s request: 

30-6-107(B) Review Criteria Finding Rationale 

1. The preliminary plat represents a 
functional system of land use and is 
consistent with the rationale and 
criteria set forth in this Code.   

Yes The preliminary plat is a functional system of land use.  
The road network, lot configuration, and density are 
aligned with the overall Heron Lakes Master Plan 
approved in 2015. The proposed development is a logical 
extension of the Town of Berthoud public services. 

Those residential lots being created with this plat meet the 
standards of the R4 – Mixed Use District.  

The proposed project is part of the overall Heron Lakes 
Development. Roads and infrastructure were planned to 
accommodate this property early on. The project provides 
logical extensions of the Town’s existing infrastructure and 
road network. Additionally, this project will provide 
additional pedestrian connectivity, linking not only this 
neighborhood but also adjacent neighborhoods to existing 
parks and open space and the greater trail network. 

2. The application is consistent with the 
approved concept plan and 
incorporates the Town’s 
recommendations and any conditions 
of approval.   

Yes The plat is consistent with the Heron Lakes Master Plan 
approved in 2015. The lot type (single-family residential) 
and density is consistent with the previously approved 
plan. 

The previously approved Master Plan was not subject to 
any conditions.  

3. The land use mix within the project 
conforms to Berthoud’s Zoning District 
Map and Preferred Land Use Map and 
furthers the goals and policies of the 
Comprehensive Plan and PORT Plan. 

Yes The creation of single-family residential lots conforms to 
Berthoud’s Development Code for the R4 – Mixed Use 
District.  

The Future Land Use Map envisions this area as Urban 
Residential. The Urban Residential Character District 
supports a mix of residential housing types, including 
single-family detached homes, and encourages walkable 
neighborhood blocks. The Urban residential area will 
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generally maintain moderate to high density.  This 
proposed plat is consistent with this Character District.  

The project provides adequate public sidewalks, trails, and 
pedestrian connections to allow walkability within the 
project area and well beyond. Once developed, the project 
will be well connected to the neighboring residential 
areas. The project will provide the portion of the planned 
Regional Trail along the north property line.  

30-6-107(B) Review Criteria Finding Rationale 

4. The utility and transportation design is 
adequate, given existing and planned 
capacities of those systems.  

Yes As part of the Preliminary Plat application, the applicant 
provided a Preliminary Traffic Impact Study (TIS), 
Preliminary Utility Report, and Preliminary Construction 
Documents. Additionally, the required dry utility easement 
locations are included on the Plat.  The plans were 
reviewed by Town Staff as well as outside referral 
agencies. Staff and referral agencies find that the applicant 
has provided adequate plans for utilities and 
transportation designs for Preliminary Plat. Final versions 
of these reports/plans, at 100% completeness, will be 
required at Final Plat submittal to confirm absolute 
compliance. 

5. Negative impacts on adjacent land uses 
including, but not limited to: solar 
access, heat, dust, glare, traffic and 
noise have been identified and 
satisfactorily mitigated. 

Yes The applicant provided the following required preliminary 
plans and reports which were reviewed by Town Staff and 
referral agencies specializing in specific areas of study: 

- Preliminary Drainage Plan 
- Preliminary Utility Report  
- Preliminary Geotechnical Report (soils report) 
- Preliminary Landscape Plan  
- Preliminary Traffic Impact Study (TIS) 

Staff and referral agencies found that the reports and 
plans identify and satisfactorily mitigate impacts to 
adjacent land uses.  

6. There is a need or desirability within 
the community for the applicant’s 
development and the development will 
help achieve a balance of land use 
and/or housing types within Berthoud. 

Yes The Future Land Use Map envisions this area as Urban 
Residential Character District. 

The Comprehensive Plan states that the dominant land 
use in the Urban Residential Character District will be a 
mix of residential housing types. Housing types should 
include single-family detached homes, single-family 
attached homes (paired homes), townhomes, and multi-
family options. Urban Residential areas should generally 
maintain moderate to high density.  

The proposed Heron Lakes 21st Filing Preliminary Plat 
proposes single-family detach dwelling units, at 
approximately 2.8 dwelling units per acre. The proposed 
density is consistent with the approved Master Plan and is 
consistent with the intent of the Urban Residential 
Character District. 
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30-6-107(B) Review Criteria Finding Rationale 

7. How the applicant has addressed 
comments received from the public, 
during the Public Comment portion of 
the process.  

Yes As of the drafting of this report, Staff have received zero 
public comment regarding this proposed request.  

 
PUBLIC NOTICE AND COMMENT 
Notice of the Planning Commission Public Hearing and Town Board of Trustees hearing has been mailed to property 
owners within 500 feet of the subject property on February 9, 2026, a legal ad published on February 11, 2026, and the 
property was posted as required by the Development Code on February 3, 2026.  
 
As of the drafting of this report (February 18, 2026), Staff have received no  public comment via phone call, walk-in or 
email regarding the proposed request.  
 
The Heron Lakes 21st Filing Preliminary Plat application completed four (4) rounds of referral agency and staff review in 
the following sequence: 

Submittal Number Review documents submitted 
by Applicant on: 

Staff and Referral Agency comments 
provided to Applicant on: 

1st  June 9, 2025 July 21, 2025 

2nd August 27, 2025 October 8, 2025 

3rd October 28, 2025 December 9, 2025 

4th January 5, 2026 January 21, 2026 

 

FINDINGS AND RECOMMENDATIONS 

Staff find that the proposed Heron Lakes 21st Filing Preliminary Plat meets the review criteria as provided 

in Section 30-6-107 of the Berthoud Development Code. Therefore, Staff recommends Planning 

Commission make a motion to recommend approval of the Heron Lakes 21st Filing Preliminary Plat to the 

Town Board of Trustees. 

 

Attachments 

1. Development Review Application 
2. Preliminary Plat 
3. Preliminary Landscape Plan 
4. Approved Heron Lakes Master Plan (for reference only) 
5. Preliminary Traffic Memo 

 



 

 
 

PRESS RELEASE 

Town of Berthoud • 807 Mountain Avenue • PO Box 1229 • Berthoud, CO 80513 • 970.532.2643 

DEVELOPMENT REVIEW APPLICATION 
 

All required information must be provided before submittal will be accepted and deemed complete.  
To be complete, the application must include all items identified on the submittal checklist. 

Please complete both sides of application form. 
 

Parcel Number(s): 

Site Address: 

Project Name:      

Brief description of project: 
      

APPLICATION TYPE (Check as appropriate): 

 Annexation   Preliminary Subdivision Plat   Final Site Plan 

  Rezoning   Final Subdivision Plat   PUD Amendment 

  Concept Plan   Plat Amendment   PUD Preliminary Development Plan 

  Minor Subdivision   Oil and Gas    PUD Final Development Plan 

  Special Use Review   ROW Vacation   Other _____________________ 

APPLICANT 

Name:      

E-mail:      

Phone:      

Mailing Address:                     

City/State/Zip: 
 

CONTACT PERSON (will receive correspondence from Town Staff/Referral Agencies) 

Name:      

E-mail:      

Phone:      

Mailing Address:                     

City/State/Zip: 
 

OWNER(S) (If different than applicant) 

Name:      

E-mail:      

Phone:      

Mailing Address:                     

City/State/Zip: 
 

CONSULTANT (Engineer, Surveyor, or Planner) 

Name:      

E-mail:      

Phone:      

Mailing Address:                     

City/State/Zip: 
 

 

Town of Berthoud 
807 Mountain Ave. 
P.O. Box 1229 
Berthoud, CO 80513 
970.532.2643 

9403329001

North of TPC Parkway & Grand Market Avenue

Heron Lakes 21st Filing

Preliminary plat package for a residential community

Heron Lakes Investments, LLC

(970) 204-9393

6355 N Fairgrounds Ave

Kristin Turner

kristin@tbgroup.us 444 Moutain Avenue

Heron Lakes Investments, LLC

jon@hillsidecommercialgroup.com

Kristin Turner

970.532.5891 Berthoud, CO 80513

✔

Windsor, CO 80550

jon@hillsidecommercialgroup.com

970.532.5891 Berthoud, CO 80513

(970) 204-9393

444 Moutain Avenuekristin@tbgroup.us

Docusign Envelope ID: C7096A2D-D92D-4818-A77D-6C23CF779993

THillenbrand
Text Box
Attachment 1



Page 2: Development Review Application 

 
Town of Berthoud • 807 Mountain Ave. • P.O. Box 1229 • Berthoud, CO 80513 • 970.532.2643 

LAND USE INFORMATION 

Existing Use:       
 

Proposed Use:       
 

Existing Zoning:       
 

Proposed Zoning: (if applicable): 
       

Number of acres:       
 

Proposed Access: 

Adjacent zoning / land use: 

East Side:  
      

North Side:  
      

West Side: 
      

South Side:  
      

UTILITY SERVICE INFORMATION 

Water:       Sewer:       

PROJECT INFORMATION 

Number of proposed units:        

Number of phases:        

Number of Units per phase:       

Number of lots proposed:        

Lot size minimum:        

Lot size maximum:        

Lot size average:        

Gross density (units/acre):        

Net density (units/acre):        

Area and percent open space:   

Non-Residential Building Area (Sq. Ft.) Proposed: 
      

Non-Residential Construction Floor Area Ratio 
Proposed:       

Total Number of Parking Spaces:        

Acreage of Site: 
a. Gross:                       

b. Right-of-Way:             

c. Net (a-b)                    

Type of Housing Proposed (please check): 
 

  Future Single Family 

  Duplex 

  Multi-family 

(# of units:        ) 

 

  Townhouse 

  Condominium 

 

Signatures are required for ALL Property Owners and the Applicant 

I hereby certify that I am the lawful owner of the parcel(s) of land that this application concerns and 
consent to the action.  I hereby permit Town of Berthoud staff to enter upon the property for the purposes 
of inspection relating to the application.  Building Permits will not be accepted while this application is in 
process.   
 

Property Owner(s):       Date:  
 

Property Owner(s):       Date: 
 

In submitting the application materials and signing this application agreement, I acknowledge and agree 
that the application is subject to the applicable processing and public hearing requirements set forth in 
the Development Code.  
 

Applicant:           Date:  
 

FOR OFFICE USE ONLY Received By: Date: 

R4 Larimer
County

AG R4

Town of Berthoud Town of Berthoud

Vacant

Residential

R4

N/A

17.056 AC

TPC Parkway

✔

3.473 AC / 20.36%

3.42

2.69

70x150

80x 150

60x150

46

TBD

TBD

46 NA

NA

NA

17.056

3.607 (private drive)

13.449

Docusign Envelope ID: C7096A2D-D92D-4818-A77D-6C23CF779993

5/29/2025

5/14/2025

KristinTurner
Text Box
48

KristinTurner
Text Box
48

KristinTurner
Text Box
2.8

KristinTurner
Text Box
3.5
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RESOLUTION NUMBER ## 

(SERIES 2026) 

A RESOLUTION OF THE TOWN OF BERTHOUD BOARD OF TRUSTEES APPROVING A 

PRELIMINARY PLAT FOR A DEVELOPMENT KNOWN AS THE “HERON LAKES 21ST 

FILING DEVELOPMENT” IN THE TOWN OF BERTHOUD. 

WHEREAS, the property under consideration is known as the “Heron Lakes 21st Filing” 

development; and more particularly described in Exhibit A attached hereto; and 

WHEREAS, the Town of Berthoud (“Town”) approved in August 2015, an Amended 

Overall Development Plan for Heron Lakes; and 

WHEREAS, the Preliminary Plat attached herein as Exhibit B has been reviewed by 

referral agencies to ensure the proposed development does not present a burden on service 

provision; and  

WHEREAS, notice was properly posted in the manner required by law and a public hearing 

was conducted on March 10, 2026; a legal ad was published on February 11, 2026, and affected 

property owners within 500 feet of the site were notified by first-class mail before the Berthoud 

Planning Commission hearing on February 26, 2026; and  

WHEREAS, after the public hearing on February 26, 2026, the Berthoud Planning 

Commission made a unanimous recommendation to the Town Board of Trustees to approve the 

Preliminary Plat; and 

WHEREAS, based on the testimony and evidence presented at the public hearing on March 

10, 2026, the Board of Trustees determines and finds that compliance with the Preliminary Plat 

Criteria for Approval as provided in Section 30-6-107 of the Berthoud Municipal Code has been 

demonstrated. 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF TRUSTEES OF THE 

TOWN OF BERTHOUD, COLORADO: 

Section 1. Preliminary Plat Approval:  The Preliminary Plat is hereby approved. 

Section 2. Interpretation:  This Resolution shall be interpreted and construed to effectuate its 

general purpose. 

Section 3. Effective Date:  The provisions of this Resolution shall take effect upon adoption.  
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APPROVED AND ADOPTED this 10th day of March 2026.   

   

TOWN OF BERTHOUD 

 

 

       By _____________________________ 

        William Karspeck, Mayor 

 

ATTEST: 

 

 

By: __________________________________ 

 Christian Samora, Town Clerk 
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Exhibit A:  Legal Description 

TRACT E, HERON LAKES SECOND FILING, COUNTY OF LARIMER, STATE OF 

COLORADO. 
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Exhibit B: Preliminary Plat 

(to be inserted) 
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