
  

  

 

 

  

  

 

 

TOWN OF BERTHOUD PLANNING COMMISSION 
TOWN HALL 

807 Mountain Avenue 

THURSDAY, February 9, 2023 

6:00 P.M. 

 
1. Call to Order   

2. Roll Call  Jan Dowker, Chairwoman   Karen Anderson, Vice Chair 
   Chris Kurtz, Secretary   Melissa Feldbush    
   Abigail Smith   Jon Van Benthem 
   Brett Wing 
    
All matters listed under Item 3, Consent Agenda, are considered to be routine by the Planning 

Commission and will be enacted with a single vote.  If discussion is deemed necessary on an item, 

that item should be removed from the consent Agenda and considered separately. 

 
3. Approval of Minutes of the December 8, 2022 Planning Commission Meeting. 

  
4. Public Hearing: Gateway BD PUD and FDP Amendment  

  

5. Public Hearing: Farmstead Acres Neighborhood Masterplan and Rezoning 
 

6. Reports. 
 

7. Adjourn.  
 

The Planning Commission hearing will be held on Zoom, and in person, and can be joined at the 

following link: https://us02web.zoom.us/j/82983295809 or by calling 1 (669) 900-6833 and 

inputting the following Meeting ID number: 829-8329-5809. 

 
If you require a special accommodation, please contact the Town Clerk 24 hours in advance at (970) 532-2643. 
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Planning Commission Minutes – December 08, 2022 

 

1. Call to Order – The Planning Commission convened a regular meeting on December 08, 2022. 

                           Chairwoman Dowker called the meeting to order at 5:58 p.m. 

 

2. Roll Call –  Members present:  Jan Dowker   (Chairwoman) 

         Karen Anderson  (Vice Chairwoman) 

  Jon Van Benthem  (Commissioner) 

  Melissa Feldbush  (Commissioner) 

  Brett Wing   (Commissioner) 

             

  Staff present: Curt Freese   (Director) 

 Adam Olinger   (Planner) 

Jonathan Mitchell   (Permit Technician) 

 

3. Consent Agenda – Minutes from the November 10, 2022 Planning Commission Meeting. 

MOTION made by Commissioner Van Benthem to APPROVE the Minutes for November 10, 2022. 

SECONDED by Commissioner Wing. 

With all in favor, THE MOTION CARRIED. 

 

4. Public Hearing: Heron Lakes 20th Filing Final Plat Request (Jim Birdsall, agent) 

Planner Olinger introduced the request for a Final Plat to create a buildable lot out of the golf course tract for 

a grill restaurant. 

Public Comment was opened at 6:21 p.m. 

Paul Hummel shared a story expressing a need for emergency access, a place to hang out, and gave his 

support. 

Jose Cabrera shared his support for this project and excitement for this social gathering place. 

Cory Braesch showed positive support for this project. 

Christoph Uhlig shared his support for this project. 

Mckenzie Oconnell shared her support for a need for this project as an emergency location. 

Public Comment was closed at 6:30 p.m. 
 

MOTION made by Commissioner Anderson to APPROVE the Heron Lakes 20th Filing Final Plat, finding 

that it satisfies Section 30-6-107 C.  

SECONDED by Commissioner Feldbush. 

With all in favor, THE MOTION CARRIED. 
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5. Public Hearing: Brown M.L.D. 97-EX 1074, Replat No. 1 Final Plat request (Amy Cook, agent) 

Director Freese introduced the request for a Final Plat to dedicate easements and Right-of-Way at the 

Northern Water property. 

Public Comment was opened at 6:54 p.m. 

Public Comment was closed at 6:54 p.m. 
 

MOTION made by Commissioner Wing to APPROVE the Brown M.L.D. 97-EX 1974, Replat No. 1 Final 

Plat, finding it is consistent with Section 30-6-108 C.  

SECONDED by Commissioner Anderson. 

With all in favor, THE MOTION CARRIED. 

 

6. Reports – 

December 11 – Habitat for Humanity House Blessing at 1776 4th Street. 

December 22 – No Planning Commission meeting. 

Director Freese announced his resignation from the Town of Berthoud. He will be with the Town until the end of the 

year. 

 

7. Adjourn – 

The meeting was adjourned at 7:16 p.m. 



  
  
 
 
  

 

STAFF REPORT: GATEWAY BD PUD AND FDP AMENDMENT 
 

DATE: February 9, 2022 
 

GENERAL INFORMATION 
Applicant: Placer Development Inc. Size: 3.156 acres 
Site Location: Parcel numbers: 9415427001 & 9415441003 
Applicant's 
Request: 

Final Development Plan and a PUD (Planned Unit Development) amendment 
request to create four commercial lots from a large pad site. 

Current Zoning: PUD 

ZONING DISTRICT INFORMATION 
 PUD (default to C-2) C-2 

Max Density 20 dwelling units 20 dwelling units 

Min. Lot Size N/A N/A 

Min. Lot Width 50’ 50’ 

Front Setback 25’ 25’ 

Side Setback 0/25’ 0/25’ 

Rear Setback 35’ 35’ 

Building Height: 50’ 50’ 

 
SURROUNDING ZONING, LAND USE AND REQUIRED BUFFERS 

Adjacent Zoning Adjacent Land Use Setbacks for Adjacent Zoning/ 
Buffer required if rezoned 

North:  PUD & R-4 Single-Family Residential & Vacant Buffer Areas from Residential: C-2 
districts require no less than a 35-foot 
setback from the property line of a 
residential zoning district. 

South:  PUD Vacant None 

East:  PUD Commercial (Bank & Skin-Care Clinic) None 

West:  PUD Single-Family Residential Buffer Areas from Residential: C-2 
districts require no less than a 35-foot 
setback from the property line of a 
residential zoning district. 

807 Mountain Avenue  |  PO Box 1229  |  Berthoud, CO 80513  |  O: 970.532.2643  |  F: 970.532.0640  |  Berthoud.org 
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BACKGROUND 
This 3.156-acre site was part of the Gateway Park PUD, which was originally approved by the Town in 2002 and 

consisted of more than 77 acres. The Final Development Plan for Gateway Park – First Filing, Phase 2 identifies 

Block 2, Lot 1 as commercial land use. Originally, the project designated four building envelopes on one lot. 

 

The proposed replat consists of parcel numbers 9415427001 and 9415441003, located at the southwest corner 

of Birdie Drive and Lake Avenue. The property current contains a parking lot with no buildings. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PROPOSAL 
The Applicant is requesting approval of a PUD/FDP Amendment that would reconfigure Lot 1, plus a portion of 

Tract B (part of parcel number 9415441003), into four separate lots. The goal of the reconfiguration is to allow 

each lot to be sold and developed individually. There is no proposed change in zoning. All lots shall default to 

the C-2 Zoning standards for items not specified in the amended FDP. This amendment proposes a maximum of 

142 parking spaces, which takes into consideration the existing parking and considers the addition of buildings 

on each lot. The applicant was advised on a recommendation from staff to include the minimum and maximum 

number of parking spaces to ensure flexibility for potential owners. As each lot develops, parking will be 

reviewed and assessed to ensure conformance with the Code. 

Review criteria for Planned Unit Developments or PUD Amendments no longer appear in the current Town of 

Berthoud Development Code. The required submittal items, however, are similar to those of the Final Plat 

process. As a Final Plat is a required item for a Final Development Plan, the Final Plat review criteria found in 

Subject Property 
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Section 30-6-108.C of the Development Code were used to review this PUD/FDP Amendment. 

 

CRITERIA/FINDINGS 
The Town shall use the following criteria in addition to other applicable provisions of the Code to evaluate the 

applicant's application.  Staff findings and analysis is presented in the table below. 

30-6-108.C Review Criteria Finding Rationale 

1. The Final Plat is in substantial 
conformance with the approved 
Preliminary Plat. For the purposes of this 
Code, “Substantial conformance.” 
Includes design adjustments made to 
meet any conditions of preliminary plat 
approval, and is determined as follows: 
a. Does not change any land use of the 

proposed plat.  
b. Does not change the number of lots 

or residential density by more than 
5%. 

c. Does not contain changes which 
would render the final plat in 
nonconformance with requirements 
of this Code. 

d. Does not contain significant changes 
in street alignment and/or access 
points, or other public elements such 
as drainage improvements, utility 
lines or facilities. 

e. Does not change any measurable 
standard (other than above) by more 
than 15 percent. 

Yes The project meets this criterion. This project does not 
propose any change in land use. The original FDP 
establishes commercial land use for the property.  
 
The site was first platted by the Gateway Park First 
Filing Phase 2 Final Plat approved in 2006, creating 
three large lots from Tracts A and J. The proposed plat 
separating Lot 1 into four separate lots does not 
contain changes that are in nonconformance with the 
requirements in the Code, nor does it contain 
significant changes to previously approved street 
alignments or access points. The proposed 
development conforms to the Final Drainage Report 
and Erosion Control Study for Gateway Park First Filing 
Phase 2 prepared in 2006.  
 
Parking standards proposed for this location include 
minimum and maximum parking amounts for this 
location in order to provide flexibility for commercial 
uses. At the time of development for each new lot, the 
parking requirements will be reviewed and assessed to 
ensure conformance with the Code. 

2. The development complies with this 
Code, the Comprehensive Plan and the 
PORT Plan.  

Yes The project meets this criterion. The Comprehensive 
Plan identifies this site as a General Urban Area, allowing 
commercial land uses. This application proposes no 
changes that would contradict the PORT Plan. Staff finds 
the project in conformance with the Code. 

3. All applicable technical standards 
including the provision of water in 
sufficient amount and quality have been 
met.  

Yes The project meets this criterion. The Town of Berthoud 
Public Works Department and Town Engineers                      
reviewed the application and no conflicts were found.  

 
 
PUBLIC NOTICE 
Notice of the Planning Commission public hearing has been mailed to property owners within 300 feet of the subject 

property, a legal notice published, and the property was posted as required by the Development Code. In addition, the 



4 

 

 

application was sent to all property owners within 500 feet, with an invitation to comment on the request within three 

weeks of receipt. 

 

FINDINGS AND RECOMMENDATION 
PUD and FDP Amendment 
Staff recommends Planning Commission make a motion to recommend approval of the PUD and FDP Amendment 
to the Town Board with the following condition: 
 
1. Prior to the Town Board meeting, the applicant shall address all outstanding staff comments.  

  
 
 
Attachments: 

• Application  
• Project Narrative 
• Vicinity Map 
• Approved Final Development Plan (FDP) 
• Proposed Final Development Plan (FDP) Amendment 
• Amended Final Plat 
• Final Drainage Letter/Report 
• Public Comment 



X

X

Gateway BD PUD Amendment and FDP Amendment





PROJECT NARRATIVE 
Gateway BD PUD Amendment and FDP Amendment 

Berthoud, Colorado 
 

The purpose of this narrative is to describe the PUD and FDP amendments proposed. 
The site currently doesn’t have an address. The parcel is located between Lake Avenue (North), 
Mountain Avenue (South), Berthoud Parkway (East), and 13th Street (West). The Site is 
surrounded by PUD zoning to the South, West, East, and North. There is also R-4 zoning to the 
North. The adjacent land uses include residential housing to the west and north, commercial 
units to the east, and an undeveloped lot to the south.  
 

The development would reconfigure Lot 1, Block 2 Gateway Park First Filing – Phase 2 
and Tracts B and C, Amended Gateway Park First Filing – Phase 2 – Replat B into four 
separate lots. The site has been partially built out and includes drive aisles, parking lots, and 
utilities for future development. The purpose of this subdivision is to create four separate, legal 
parcels that can be sold and developed individually. The PUD and FDP amendments will 
conform to the Town of Berthoud Development Code, existing PUD, and FDP for Gateway Park 
Development including the approved drainage report. The project also conforms to the Town of 
Berthoud Comprehensive Plan and PORT Plan.  
 
  With this application, your help, and its eventual approval, a great family-owned 
company will have the opportunity to make one of the newly created parcels a forever home for 
their business. This company provides primary employment, sales tax revenue, and an 
essential service to the community.  The remaining newly created lots will be made available to 
other synergistic uses helping the Gateway Business Park to become a productive commercial 
development for the community. 
 
We anticipate the necessary reviews to take place during fall of 2022.  
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October 19, 2022 

Revised December 8,2022 

 

 

 

Mr. Noah Nemmers, PE 

Public Works Director 

Town of Berthoud 

807 Mountain Avenue 

Berthoud, CO 80513 

 

Re: Drainage Letter of Conformance for the Proposed Gateway B.D. PUD Amendment 

 Located southwest of Lake Street and Berthoud Parkway.  

 

Mr. Nemmers, 

 

The purpose of this letter is to confirm the proposed development conforms to the “Final Drainage Report 

and Erosion Control Study for Gateway Park 1st Filing Phase 2” prepared by North Star Design dated 

January 24, 2006.  

 

The proposed commercial development is located on Lot 1, Block 2 of Gateway Park First Filing – Phase 

2 and Tracts B and C, Amended Gateway Park First Filing – Phase 2 – Replat B, in the Southeast 

Quarter of Section 15, Township 4 North, Range 69 West of the Sixth Principal Meridian, Town of 

Berthoud, County of Larimer, State of Colorado. Lot 1 will be subdivided into smaller parcels each 

containing one (1) of the four (4) building envelopes originally proposed with the Phase 2 FDP. In 

addition, a portion of Tract B will be consolidated into Lot 1. 

 

The existing site has been partially developed and consists of utilities, parking spaces, drive aisles, 

sidewalks and some landscaping. The remaining undeveloped areas mainly consist of the proposed 

building envelopes which is currently covered by native grasses and weeds. The soils on-site consist 

mainly of Fort Collins loam and categorized as NRCS Type C. Slopes generally range between 1-3% 

where runoff is directed to several catch basins within the site. Runoff discharges to the existing East 

Detention Pond located at the northwest corner of Berthoud Parkway and Mountain Avenue where 

detention and water quality is provided prior to releasing into an existing channel along Berthoud 

Parkway. The system ultimately discharges to the Little Thompson River. 

 

The proposed development occurs within Building Envelope 1 (BE1) of Lot 1, Block 2, Gateway Park First 

Filing – Phase 2 and consists of one (1) building with associated drive-thru, sidewalks, and landscaping. 

All other infrastructure is already installed and will mostly remain in place. BE1 is 10,732 SF and the 

assumed building footprint is 10,600 SF. The proposed building is 5,493 SF approximately 52% of what 

was originally assumed. According to the Public Improvement Construction Plans for Gateway Park 1st 

Filing, Phase 2 (Original plans), 80% of each building envelope is permitted to be impervious area. 



 

Therefore, the permitted impervious area for BE1 is 8,586 SF. The proposed development consists of 

approximately 3,112 SF of landscaping and 7,620 SF of hardscape within BE1 equating to 71% 

imperviousness which is within the allowable range.  

 
Table 1:Summary of Assumed vs. Proposed Conditions 

 Assumed Proposed 

SF % of BE SF % of BE 

Building Footprint 10,600 99% 5,493 51% 

Building Envelope 

Imperviousness 
8,586 80% 7,620 71% 

 

 

This development will utilize the existing infrastructure and drainage basins delineated on Sheet 14 of the 

original plans. Existing Drainage Basin 10, containing most of the proposed development, will be slightly 

altered from the original design that assumed all flows within the basin would release to Design Point 10 

(DP10), a single Type 13 combination inlet, southeast of the proposed building. This development will 

redirect a portion of the existing basin and route them to DP8, a 5’ Type R inlet, and includes the building 

and areas west of the building. The remaining and majority of storm runoff north, east, and south of the 

building will maintain existing flow patterns. The flows captured by these inlets are ultimately conveyed to 

the East Pond, southeast of the development at the northwest corner of Berthoud Parkway and Main 

Street where  the stormwater quality pond is located. An analysis of the Type R inlet, DP 8, has been 

performed and has confirmed there is sufficient capacity to take on the additional flows and has been 

included with this letter. The Original plans directed 2.8 cfs to DP8 for the 100-yr storm event. Basin 10A, 

the portion redirecting flows to DP8 is anticipated to direct an additional 1.40 cfs for the same storm 

event; totaling 4.2 cfs. The existing inlet has a capacity of 5.4 cfs which is greater than the anticipated 

flows. The storm drain pipe capacity has also been confirmed adequate for the altered flows.  

 

This development ultimately reduces the imperviousness and runoff generated from BE1 and therefore is 

not anticipated to adversely affect existing structures and improvements adjacent to the project. The 

existing storm drainage facilities were sized to convey the anticipated flows. 

 

 

Sincerely, 

TAIT & Associates, Inc. 

 

 

 

Alex Hoime, PE 

Vice President 

 

 

Enc. 

Responsible Party Certification 

Gateway Park 1st Filing Phase 2 Drainage Report 

Sheet 14 of the Phase 2 Construction Drawings 

Post Development Drainage Exhibit 

Existing Inlet Capacity Calculations 

  



 

Responsible Party Certification 
 
 
 
"      (Name of Responsible Party) hereby certifies that the drainage 
facilities for Gateway B.D. PUD Amendment will be constructed according to the design presented in the 
Gateway B.D. PUD Amendment Construction Documents. I understand that the Town of Berthoud does 
not and shall not assume liability for the drainage facilities designed and/or certified by my engineer. I 
understand that the Town of Berthoud reviews drainage plans but cannot, on behalf of Gateway B.D. 
PUD Amendment, guarantee that final drainage design review will absolve  
      (Name of Responsible Party) and/or their successors and/or 
assigns of future liability for improper design. I further understand that approval of the Plat and/or 
Development Permit does not imply approval of my engineer's drainage design."  
 
Attest:     
 
 
 
        
(Name of Responsible Party)  
  
  
  
         
Authorized Signature 
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Worksheet Protected

Project:

 

Design Flow: ONLY if already determined through other methods Minor Storm Major Storm
   (local peak flow for 1/2 of street  OR  grass-lined channel): *QKnown = cfs

*If you enter flows in Row 14, select "Street Inlet" or "Area Inlet" button, skip the rest of this sheet, and click "Add New Inlet" at bottom.

Geographic Information: Enter data in the blue cells OR…

Subcatchment Area = 0.19 acres

Percent Imperviousness = 66.8 %

NRCS Soil Type = C A, B, C, or D

 Slope (ft/ft) Length (ft)

Overland Flow = 0.059 16

Gutter Flow = 0.016 198

Rainfall Information: Intensity, I (inch/hr) = C1 * P1 / ( C2 + Tc ) ^ C3 Minor Storm Major Storm
Design Storm Return Period Tr = 10 100 years

1-Hour Rainfall Depth P1 = 1.37 2.86 inches

C1 = 28.5 28.5
C2 = 10.0 10.0
C3 = 0.786 0.786

User-Defined Storm Runoff Coefficient (leave blank to accept calculated value) C =
User-Defined 5-yr. Runoff Coefficient (leave blank to accept calculated value) C5 =

Bypass (Carry-Over) Flow from upstream Subcatchments Qb = 1.7 2.8 cfs

 

Total Design Peak Flow Q = 2.3 4.2 cfs

 

Select MHFD location from the pulldown list for NOAA Atlas 14 Rainfall Depths OR enter your own depths obtained from the NOAA website (click this link)

DESIGN PEAK FLOW FOR SWALE OR

ONE-HALF OF STREET BY THE RATIONAL METHOD

Gateway B.D. PUD Amendment

FILL IN THE 

SECTIONS BELOW.

<---

MHFD-Inlet, Version 5.02 (August 2022)

FILL IN 

THIS SECTION

<---

Site is Urban

Site is Rural

Show Details

Site Type:

Street Inlet

Area Inlet in a Swale

Flows Developed For:

MHFD-Inlet_v5.02.xlsm, Q-Peak 12/7/2022, 5:46 PM



Project:

Inlet ID:

Gutter Geometry:
Maximum Allowable Width for Spread Behind Curb TBACK = 0.0 ft

Side Slope Behind Curb (leave blank for no conveyance credit behind curb) SBACK = ft/ft

Manning's Roughness Behind Curb (typically between 0.012 and 0.020) nBACK = 0.013

Height of Curb at Gutter Flow Line HCURB = 6.00 inches

Distance from Curb Face to Street Crown TCROWN = 24.0 ft

Gutter Width W = 2.00 ft

Street Transverse Slope SX = 0.036 ft/ft

Gutter Cross Slope (typically 2 inches over 24 inches or 0.083 ft/ft) SW = 0.083 ft/ft

Street Longitudinal Slope - Enter 0 for sump condition SO = 0.000 ft/ft

Manning's Roughness for Street Section (typically between 0.012 and 0.020) nSTREET = 0.013

Minor Storm Major Storm

Max. Allowable Spread for Minor & Major Storm TMAX = 12.0 12.0 ft

Max. Allowable Depth at Gutter Flowline for Minor & Major Storm dMAX = 6.0 6.0 inches

Check boxes are not applicable in SUMP conditions

MINOR STORM Allowable Capacity is not applicable to Sump Condition Minor Storm Major Storm

MAJOR STORM Allowable Capacity is not applicable to Sump Condition Qallow = SUMP SUMP cfs

MHFD-Inlet, Version 5.02 (August 2022)

ALLOWABLE CAPACITY FOR ONE-HALF OF STREET (Minor & Major Storm)
(Based on Regulated Criteria for Maximum Allowable Flow Depth and Spread)

Gateway B.D. PUD Amendment

Ex. Type R Inlet (DP 8)

MHFD-Inlet_v5.02.xlsm, Ex. Type R Inlet (DP 8) 12/7/2022, 5:51 PM



 

Design Information (Input) MINOR MAJOR

Type of Inlet Type =

Local Depression (additional to continuous gutter depression 'a' from above) alocal = 3.00 3.00 inches

Number of Unit Inlets (Grate or Curb Opening) No = 1 1  

Water Depth at Flowline (outside of local depression) Ponding Depth = 6.0 6.0 inches

Grate Information MINOR MAJOR

Length of a Unit Grate Lo (G) = N/A N/A feet

Width of a Unit Grate Wo = N/A N/A feet

Open Area Ratio for a Grate (typical values 0.15-0.90) Aratio = N/A N/A

Clogging Factor for a Single Grate (typical value 0.50 - 0.70) Cf (G) = N/A N/A

Grate Weir Coefficient (typical value 2.15 - 3.60) Cw  (G) = N/A N/A

Grate Orifice Coefficient (typical value 0.60 - 0.80) Co (G) = N/A N/A

Curb Opening Information MINOR MAJOR

Length of a Unit Curb Opening Lo (C) = 5.00 5.00 feet

Height of Vertical Curb Opening in Inches Hvert = 6.00 6.00 inches

Height of Curb Orifice Throat in Inches Hthroat = 6.00 6.00 inches

Angle of Throat (see USDCM Figure ST-5) Theta = 63.40 63.40 degrees

Side Width for Depression Pan (typically the gutter width of 2 feet) Wp = 2.00 2.00 feet

Clogging Factor for a Single Curb Opening (typical value 0.10) Cf (C) = 0.10 0.10

Curb Opening Weir Coefficient (typical value 2.3-3.7) Cw (C) = 3.60 3.60

Curb Opening Orifice Coefficient (typical value 0.60 - 0.70) Co (C) = 0.67 0.67

Low Head Performance Reduction (Calculated) MINOR MAJOR

Depth for Grate Midwidth dGrate = N/A N/A ft

Depth for Curb Opening Weir Equation dCurb = 0.33 0.33 ft

Grated Inlet Performance Reduction Factor for Long Inlets RFGrate = N/A N/A

Curb Opening Performance Reduction Factor for Long Inlets RFCurb = 1.00 1.00

Combination Inlet Performance Reduction Factor for Long Inlets RFCombination = N/A N/A

MINOR MAJOR

Total Inlet Interception Capacity (assumes clogged condition) Qa = 5.4 5.4 cfs

Inlet Capacity IS GOOD for Minor and Major Storms (>Q Peak) Q PEAK REQUIRED = 2.3 4.2 cfs

CDOT Type R Curb Opening

INLET IN A SUMP OR SAG LOCATION
MHFD-Inlet, Version 5.02 (August 2022)

H-Vert
H-Curb

W

Lo (C)

Lo (G)

Wo

WP

CDOT Type R Curb Opening

Override Depths

MHFD-Inlet_v5.02.xlsm, Ex. Type R Inlet (DP 8) 12/7/2022, 5:51 PM



Channel Report

Hydraflow Express Extension for Autodesk® Civil 3D® by Autodesk, Inc. Friday, Dec 9 2022

Existing 18-inch Storm Drain Capacity

Circular
Diameter (ft) =  1.50

Invert Elev (ft) =  5054.22
Slope (%) =  0.50
N-Value =  0.013

Calculations
Compute by: Known Q
Known Q (cfs) =  4.20

Highlighted
Depth (ft) =  0.81
Q (cfs) =  4.200
Area (sqft) =  0.98
Velocity (ft/s) =  4.29
Wetted Perim (ft) =  2.48
Crit Depth, Yc (ft) =  0.79
Top Width (ft) =  1.49
EGL (ft) =  1.10

0 1 2 3

Elev (ft)
Section

5053.50

5054.00

5054.50

5055.00

5055.50

5056.00

Reach (ft)







  

 

 
  

 

 

STAFF REPORT: FARMSTEAD ACRES NEIGHBORHOOD MASTER PLAN 

AND REZONING 

DATE: February 9, 2023 

 

GENERAL INFORMATION 

Applicant: Terra Forma Solutions, Todd Johnson agent Size: 9.015 acres 

Site Location: 
This property is located north and west of the Farmstead subdivision, south of Hwy 56, and east of 

Fickel Farm and a rural Larimer County property. 

Applicant's 

Request: 

The Applicant is requesting a rezoning to Urban Residential of 4.82 acres, Suburban Residential of 

1.10 acres, M-1 Industrial of 2.77 acres, and C-1 Commercial for 0.32 acres from the formerly 

approved Sommers PUD; and Neighborhood Master Plan approval for attached and detached 

residential lots 

Current Zoning: 
Sommers PUD: Light Industrial uses to the north, undefined mixed use to be determined at FDP 

to the south. 

ZONING DISTRICT INFORMATION 

 PUD UR SR M-1 C-1 

Max Density Set at FDP N/A N/A N/A 24 units per acre 

Min. Lot Size Set at FDP 
2,000 sq.ft. for Duplex 

2,500 sq.ft. for SFR 
3,000 sq.ft. N/A N/A 

Min. Lot Width Set at FDP N/A 20’ 50’ 25’ 

Front Setback Set at FDP 8’-12’ build-to line 10’ rear loaded 25’ 0’ 

Side Setback Set at FDP 
0’ attached side, 5’ unattached side, 

10’ corner side 
5’ 20’ 20’ 

Rear Setback Set at FDP 5’ 5’ 20’ 20’ 

Building Height: Set at FDP 30’ 30’ 40’ 50’ 

SURROUNDING ZONING, LAND USE AND REQUIRED BUFFERS 

Adjacent Zoning Adjacent Land Uses 
Setbacks for Adjacent Zoning/ 

Buffer required if rezoned 

North:  C-2, RR-2 General Commercial, Agricultural 150’ to Hillsdale Park 

South:  R-2 Single-Family Residential N/A 

East:  C-1, R-1 
Event Center, Single-Family 

Residential 
N/A 

West:  RR-2 
  (Larimer County) 

Agricultural N/A 

807 Mountain Avenue  |  PO Box 1229  |  Berthoud, CO 80513  |  O: 970.532.2643  |  F: 970.532.0640  |  Berthoud.org 
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Proposal 
This is a two-part request for a Neighborhood Master Plan and a rezoning to UR Urban Residential, SR Suburban 
Residential, C-1 Neighborhood Commercial and M-1 Light Industrial for the Farmstead Acres development.  The 
Neighborhood Master Plan covers the area proposed for Urban Residential and Suburban Residential while the rezoning 
would result in 0.32 acres of C-1, 2.7 acres of M-1, 4.8 acres of UR Urban Residential, and 1.1 acres of SR. Neighborhood 
Master Plans are only required for rezonings or subdivisions of residential or mixed-use areas.   
 
Background 
This project is currently zoned as the Sommers PUD.  The PUD was approved in 2008, in conjunction with an annexation of 
a nonconforming industrial building.  The PUD approved the nonconforming industrial building with light industrial uses 
on 3 acres, and then set future mixed use residential on the southern 6 acres.  The prior PUD process set development 
standards at the FDP stage, and no submittal was made on the southern mixed use portion. The project has had six rounds 
of review, with five of the reviews sent to the public notice area for public comment.   
 
Neighborhood Master Plan 
The Neighborhood Master Plan is a conceptual design of the development, submitted with a rezoning or major subdivision 
application, that depicts the applicant’s vision for the overall development, including zoning, transportation, pedestrian 
network, parks, open space, subdivision identity standards and other amenities. The Neighborhood Master Plan is binding 
on a development, and all platting/zoning actions must follow the approved plan or apply for an amendment of said plan. 
Section 30-6-106 of the municipal code states that a Neighborhood Master Plan must consist of the following required 
elements:  
 

30-6-106(C) Required Elements Finding Rationale 

1. Traffic Plan: The applicant shall provide 
a preliminary traffic plan that addresses 
the following elements: 

i. The proposed street network 
connectivity to the existing road 
network, including all proposed 
access points. 

ii. The location and layout of all 
arterial and collector roads within 
the development. Local streets 
and alleys do not need to be 
depicted. 

iii. A preliminary traffic impact study 
prepared by a licensed traffic 
engineer which evaluates 
proposed access points, the 
existing street system, and any 
need for any road improvements 
(including-off-site improvements) 
created by the proposed 
development.  

Yes i. The proposed development would connect to 
the existing road network by extending Remuda 
Road and Tenderfoot Drive to the West through 
the development. 

ii. No new additional arterial or collector roads 
will be created within or because of this 
development. The non-residential uses will be 
accessed from Mountain Avenue, while the 
residential properties will utilize Remuda Road 
and Tenderfoot Drive to access Dorothy Drive. 
Future development on neighboring properties 
will likely extend these two roadways to the 
West and allow for traffic circulation between 
these properties and neighboring 
developments.  

iii. A preliminary traffic impact study/analysis was 
provided with the submittal. 

  



3 

 

 

30-6-106(C) Required Elements Finding Rationale 

2. Open Space Plan: The applicant shall 
provide a preliminary open space plan 
that addresses the following elements: 
i. Proposed open space distribution 

and location, including percentage 
of open space. 

ii. Compliance with 30-2-109(D)(4) 
open space elements. 

iii. Required buffer areas as per 30-2-
109(C)(2) 

Yes i. An open space plan was provided as part of the 
Neighborhood Master Plan. The plan includes 
more than 10% open space.  

ii. By code the applicant would need to provide 
two open space elements. The applicant has 
chosen to meet these requirements through a 
pocket park on the northern side of the 
property, as well as an 8’ greenway trail.    

iii. The proposed development does not border 
any environmental resources or natural areas.  

3. Park(s) Plan: 
i. Proposed park locations and types 

of parks as per Section 30-2-
109(B)(2) and (3) 

ii. Proposed park acreage as per 
Section 30-2-109(B)(2) 

N/A Developed parks are required only when the 
subdivision totals more than 6 acres or has more 
than 50 dwelling units. The proposed development 
falls below both of these thresholds and would not 
require a park.  

4. Pedestrian Network: 
i. Location of all trails within 

development, and connection to 
existing trail network.  

ii. Connectivity of sidewalks to the 
existing pedestrian system, 
including any off-site sidewalk 
improvements.  

iii. Depiction of any bike lanes or any 
other multi-modal features.  

Yes i. Sidewalks throughout the development will 
connect residents to an 8’ concrete trail along 
the south eastern edge of the development. 
This trail section will then connect to the 
existing Farmstead/ Fickel Farm trail.  

ii. Sidewalks will be constructed along the 
frontages of all properties, and will then 
connect to the sidewalks located along Remuda 
Road and Tenderfoot Drive.  

iii. No bike lanes are proposed. However, the 
roads are local streets, and will also provide 
access to the nearby trail systems.  

5. Zoning: 
i. The location of zoning boundaries 

shall be provided with the 
application and depicted on the 
Neighborhood Master Plan.  

ii. The plan should show how lot 
diversity standards of Section 30-
2-116(D)(1)(c), are met and create 
a mix of zoning which is 
harmonious with the surrounding 
area, and within the property 
itself.  

iii. Density and lot diversity shall be 
distributed throughout the project 
and shall not be located in only 
one area.  

Yes i. In addition to the Neighborhood Master Plan, 
this project also includes a rezoning request. 
The Master Plan identifies the project showing 
the proposed zoning changes.  

ii. The proposed zoning districts will be consistent 
with the neighboring residential districts to the 
south and east. By utilizing the new Urban 
Residential (UR) and Suburban Residential (SR) 
zoning districts, the applicant is proposing a 
slightly denser development than the existing 
neighborhoods. This area provides a good 
transition between the existing residences and 
the industrial/commercial to the north.  

iii. Density and diversity are distributed 
throughout the residential portions of the 
project.  
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30-6-106(C) Required Elements Finding Rationale 

6. Overall Utility Plan:  
i. A preliminary utility plan depicting 

the existing capacity of the utility 
system for both the proposal and 
any potential future development.  

ii. Proposed connections to the 
existing utility system. 

iii. The location of any proposed or 
required lift stations.  

iv. Utility plans for the interior of the 
development (such as water and 
sewer service lines) are not 
required as part of this process.  

Yes (i. – iv.) A preliminary utility plan has been provided 
showing the water line and sewer line connections 
capacity and demand, and where the lines would be 
located to verify the project can served by utilities. 
The project will utilize potable water and will not be 
on the Farmstead/Fickel Farm non-potable water 
system. 

7. Subdivision Identity Standards: 
i. The applicant shall provide 

compliance with subdivision 
identity standards found in Section 
30-2-131.  

Yes i. Code requires the proposed development to 
provide four subdivision identity and place 
elements. The applicant has chosen to provide: 
neighborhood trail, pocket park, pollinator 
garden, and alley loaded garages.  

 

Neighborhood Master Plan Review Criteria 
Section 30-6-106(G) states that the town shall use the following criteria in addition to other applicable provisions of the 
code to evaluate the application.  
 

30-6-106(G) Review Criteria Finding Rationale 

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

Yes The Preferred Land Use plan envisions this area as 
urban residential, consistent with this rezoning. 
Additionally, the Comprehensive Plan was developed 
to encourage form based transect zoning from open 
space/ rural areas to alley-loaded urban residential 
lots which allow for a variety of dense, affordable 
residential uses such as those included in this project. 

2. The Neighborhood Master plan 
represents a functional system of land 
use and is consistent with the rationale 
and criteria set forth in this Chapter, 
the Town Comprehensive Plan, and the 
Parks, Open Space and Recreation 
(PORT) Plan as amended. 

Yes The proposed plan is consistent with this criterion. 
The project will extend existing roadways to service 
the property allowing for a more connected 
neighborhood design. Additionally, the trail system 
connection at the southeastern edge will allow for 
easy pedestrian access to the trail systems for this 
development as well as for the existing residences to 
the east.  
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30-6-106(G) Review Criteria Finding Rationale 

3. The preliminary traffic, open space, 
park utility and pedestrian design is 
adequate and functional given the 
existing and planned capacities of each 
system, and meets the standards found 
in this Code.  

Yes Plans were reviewed by Town staff as well as outside 
referral agencies. No deficient capacity issues were 
identified. Additionally, with the majority of the 
properties being accessed through alley loaded 
garages, the fronts of homes will have additional on-
street parking that would have otherwise been 
limited by driveways.   

4. Negative impacts on adjacent land uses 
have been identified and satisfactorily 
mitigated.  

Yes During the previous Planning Commission meeting, 
the greenway abutting adjacent backyards was 
identified as an issue. The applicant has removed the 
greenway in favor of a pocket park located within the 
development. Other adjacent land uses are either 
industrial, commercial, or vacant, all of which should 
be unaffected by the development.  

5. There is a need or desirability within 
the community for the development 
and the development will help achieve 
a balance of land use and/or housing 
types within Berthoud according to 
town goals.  

Yes The Town desires to promote more walkable New 
Urbanist neighborhoods, which provide density and 
more attainable housing options. Such 
neighborhoods encourage less trips on Town roads, 
healthier lifestyles, and less infrastructure for the 
Town to maintain. The proposed development 
addresses the Town’s goals. 

 
 

Rezoning 
The site is currently zoned PUD as part of the Sommers Planned Unit Development. This PUD was approved at that time of 
annexation, and allows for Industrial Uses on the northern portions of the lot, and multi-use residential to the south. The 
applicant has requested to rezone the property from PUD to C-1, M-1, UR, and SR in order to develop residential to the 
south. If approved the rezoning would create a 0.32-acre area zoned C-1, a 2.76-acre M-1 area, a 4.82-acre UR area, and a 
1.10-acre SR area. The commercial and industrial areas would be largely unchanged from the rezoning except for revised 
access points that would utilize Mountain Avenue instead of Remuda Road. Rezoning the southern properties in 
conjunction with approval of the proposed Neighborhood Master Plan would allow for 37 primary residential units to be 
developed.  
 
In addition to the 37 primary units, the applicant would also be able to apply for an accessory dwelling unit (ADU) on each 
property through a conditional use permit. The conditional use permit would be a separate submittal requiring Planning 
Commission approval. Since ADUs are considered 0.33 units for density purposes, approval of ADUs for all units would put 
the maximum density of the project at 49.33 units.   
 
Rezoning is addressed through an official zoning map amendment. Section 30-3-110(D) states for the purpose of establishing 

and maintaining sound stable and desirable development within the Town, the Zoning Map shall not be amended except when 

it addresses one or more of the criteria in the following table. 
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30-3-110(D) Zoning Map Amendment 
Criteria 

Finding Rationale 

1. To correct a manifest error in an 
ordinance establishing the zoning for a 
specific property; or 

2. To rezone an area or extend the 
boundary of an existing district because 
of changed or changing conditions in a 
particular area or in the Town 
generally; or 

3. The land to be rezoned was zoned in 
error and as presently zoned is 
inconsistent with the policies and goals 
of the Town Comprehensive Plan; or 

4. The proposed rezoning is necessary to 
provide land for a community-related 
use that was not anticipated at the time 
of the adoption of the Town 
Comprehensive Plan, and the rezoning 
will be consistent with the policies and 
goals of the Comprehensive Plan; or 

5. The area requested for rezoning has 
changed or is changing to such a degree 
that it is in the public interest to 
encourage development or 
redevelopment of the area 

Yes Staff finds that the proposed rezoning meets criteria 
2, and 4. The rezoning is consistent with the 
Comprehensive Plan. Additionally, the Town is 
encouraging denser, more walkable developments 
that are more urban in nature. This property is 
currently zoned as a PUD with little detail for the 
southern portions of the lot. Rezoning will help 
encourage development of this area by better 
defining what can be built on the property.  

 
 
PUBLIC NOTICE AND COMMENT 
Notice of the Planning Commission Public Hearing has been mailed to property owners within 1,000 feet of the subject 
property, a legal ad published, and the property was posted as required by the Development Code. In addition, the 
application was sent out to all property owners within 1,000 feet, with an invitation to  comment on the request within 
three weeks of receipt. All comments received after the October 13, 2022 Planning Commission Meeting can be found 
in this packet. 
 

 

FINDINGS AND RECOMMENDATIONS 

Neighborhood Master Plan 

Staff recommends Planning Commission make a motion to recommend approval of the Neighborhood Master 

Plan to the Town Board.  

Rezoning 

Staff recommends Planning Commission make a motion to recommend approval to the Town Board of the 

Rezoning with the following condition: 

1. The rezoning will be approved only upon approval of the Neighborhood Master Plan.  

 

Attachments 
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1. Application form 
2. Neighborhood master plan 
3. Rezoning map 
4. Preliminary traffic impact study/analysis 
5. October 13, 2022 Planning Commission meeting minutes 
6. Public comments received on post Planning Commission resubmittals. 



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 

Rezone property from PUD to commercial/industrial/residential uses. Minor Subdivision. Neighborhood Plan.

Englewood, CO 80113
todd@terraformas.com

ryan.bond@firehook.co

3465 South Gaylord Court, A304

1540 Main St. STE 218-165, Windsor, CO 80550

1540 Main St. STE 218-165, Windsor, CO 80550

Todd Johnson - Terra Forma Solutions, Inc.

Same as applicant

533 Highway 56 LLC, c/o Ryan Bond, Manager

Same as applicant

Neighborhood Plan

9424000008

303-257-7653

970-222-9923

TBD using property address for initial applications
533 East County Road 8, Berthoud, CO 80513



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: 

9.015

Same as above

30+/-

1 to 2

TBD 80+/-(Varies with final type)

80+/-

40-60%

15-20% Depends on overall areas

C1 & R1

House, Industrial Building and Farming/Ranching

PUD

9.015 Acres

TBD

0.20-0.25

Multiple +/- 22,000 SF

C2 & County
RR1

CR8, Remuda & Tender

Ind./Comc./Office/Resd.

C1/M1/Urban Residential 

TBD

Septic

R2

Berthoud

County
RR1

TBD 10-14

TBD

2500 SF

1200 SF

TBD 10-14

01 / 16 / 2022533 Highway 56 LLC by

 Manager
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2 STREET AND LAND USE PLAN

3 HYDROLOGY AND UTILITY PLAN

4 PARKS, OPEN SPACE, AND
PEDESTRIAN NETWORK PLAN

OVERALL
THE OVERALL PROJECT IS MADE UP OF EXISTING RESIDENTIAL AND INDUSTRIAL USES ON THE NORTHERN PARTS OF THE SITE WITH PROPOSED RESIDENTIAL USES ON THE SOUTH. THE
EXISTING NORTHERN RESIDENTIAL USE WILL REMAIN UNTIL ITS FUTURE CONVERSION TO COMMERCIAL/OFFICE. INDUSTRIAL USES ARE LOCATED IN THE NORTH CENTRAL AREA AND WILL
REMAIN AS IS AND CONTINUE TO PROVIDE A BASIS FOR JOBS AND TAX REVENUE FOR THE PROPERTY AND THE TOWN. THE SOUTHERN PORTION OF THE SITE IS BEING ZONED AS THE
NEWLY ESTABLISHED SUBURBAN AND URBAN RESIDENTIAL. WE FEEL THIS CLASSIFICATION PROVIDES A TRANSITION FROM THE INDUSTRIAL TO THE OTHER EXISTING RESIDENTIAL USES
THAT SURROUND THE AREA. THE URBAN RESIDENTIAL WILL ALLOW RESIDENTIAL TYPES LIKE APARTMENTS, COTTAGES, PAIRED, TOWN/ROW HOUSES, AND WE HAVE SELECTED PAIRED FOR
A MAJORITY OF THE SITE. THE SOUTHERN MOST LOTS WILL BE SUBURBAN RESIDENTIAL AND HAVE SINGLE FAMILY DETACHED HOMES. ADDITIONALLY, WE ARE REQUESTING THE
ALLOWANCE FOR ACCESSORY DWELLING UNITS(ADU) ON ALL LOTS.

IMPACT OF ACCESS AND TRAFFIC
A MASTER NEIGHBORHOOD PLAN WITH A TRAFFIC IMPACT ANALYSIS IS ALSO PROVIDED WITH THIS APPLICATION. OUTLINED WITHIN THAT APPLICATION YOU WILL SEE THE TRAFFIC
PATTERNS AND IMPACTS HAVE BEEN IDENTIFIED. IN OUR OPINION TRAFFIC PATTERNS WILL BE ENHANCED AND FORMALIZED WITH THIS REZONING. ANY ADDITIONAL TRAFFIC CAN BE
HANDLED ON THE EXISTING AND PROPOSED INFRASTRUCTURE.

AVAILABILITY OF UTILITIES
WATER, SANITARY SEWER AND STORM DRAINAGE ARE ALL AT THE BORDER OF THIS PROJECT AND EXTENSION AND/OR CONNECTION WITH THE EXISTING SYSTEMS IS NOT PROJECTED TO
ADVERSELY IMPACT THOSE FACILITIES.

PRESENT AND FUTURE IMPACTS TO PUBLIC FACILITIES/SERVICES
THE PROJECT IS CURRENTLY WITHIN THE TOWN OF BERTHOUD AND THE PROPOSED USES ARE IN GENERAL CONFORMANCE WITH THE COMPREHENSIVE PLAN AND NEW ZONING CRITERIA.
ALL FACILITIES WILL BE DESIGNED PER THE TOWN'S STANDARDS AND ANY FEES REGARDING IMPACTS OR SYSTEM FEES ARE CONTEMPLATED TO MATCH THOSE CRITERIA/STANDARDS TO
ACCOUNT FOR THIS PROJECT IMPACTS. ADDITIONALLY, ANY ONSITE PUBLIC IMPROVEMENT REQUIRED FOR DEVELOPMENT WILL BE BUILT FOR THIS PROJECT TO CONTRIBUTE TOWARDS ITS
IMPACT.

COMPREHENSIVE PLAN
THE COMPREHENSIVE PLAN PROJECTS THIS AREA TO BE COMMERCIAL/OFFICE/RESIDENTIAL AND THE EXISTING AND PROPOSED USES ARE GENERALLY COMPATIBLE WITH THESE
PROJECTIONS AND NEW ZONING CLASSIFICATIONS.

PUBLIC BENEFITS
THE PROJECT PROVIDES AN EXTREMELY VALUABLE ELEMENT TO THE LIMITED RESIDENTIAL HOUSING NEEDS IN THE REGION, PROVIDES A POPULATION BASE TO FURTHER PATRONIZE
BERTHOUD BUSINESS AND WILL PAY IMPACT FEES FOR ITS INCLUSION INTO THE TOWN. EXISTING INDUSTRIAL USES PROVIDES A NEEDED LOCATION FOR BERTHOUD BUSINESSES AND OF
COURSE CONTRIBUTE TO THE TAX BASE OF THE TOWN. ADDITIONALLY, AS STATED ABOVE THIS PROJECT WILL FURTHER EXTEND PUBLIC INFRASTRUCTURE TO GET THE TOWN CLOSER TO
CLOSING CONNECTIONS WITHIN THIS AREA.

VICINITY MAP
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POTENTIAL ACCESS / CONNECTIONS

RIGHT IN RIGHT OUT INTERSECTIONNOTES:

1. SUBJECT PROPERTY ADDRESS:  533 EAST COUNTY ROAD 8, BERTHOUD, CO 80513

2. EXISTING USES AND STRUCTURE SETBACKS SHALL BE ALLOWED AS IS FOR PA-A AND
PA-B.

3. THE PROPOSED PLAN CONFORMS WITH THE TOWNS CODE EXCEPT AS MODIFIED
HEREIN.  THE PROPOSED USES ARE CONSISTENT WITH THE TOWNS COMPREHENSIVE
PLAN AND VISION FOR THE AREA AND THE USES INTERRELATE OR PROVIDE
TRANSITIONS AS SHOWN ON THE COMPREHENSIVE PLAN.

2

STREET & LAND USE PLAN
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CONVEYANCE DIRECTION

3

HYDROLOGY AND UTILITY PLAN

NOTES:

1. THE SUBJECT PROPERTY IS IN FLOOD ZONE X,
"AREA OF MINIMAL FLOOD HAZARD" PER FEMA
FLOOD MAP 08069C387H, EFFECTIVE JANUARY
15, 2021.

2. THERE ARE NO KNOW GEOLOGIC HAZARDS
WITHIN THE PROPERTY BOUNDARY.

3. THERE ARE NO KNOW COMMERCIAL MINERAL
DEPOSITS LOCATED WITHIN THE PROPERTY
BOUNDARY.

4. CONTOURS DISPLAYED ARE 1 FOOT
CONTOURS REPRESENTING A COMBINATION
OF USGS TOPOGRAPHY AND SURVEYED
TOPOGRAPHY.

5. NO LIFT STATIONS ARE REQUIRED.

SANITARY SEWER

WATER MAIN

STORM SEWER

W
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PARKS, OPEN SPACE AND PEDESTRIAN NETWORK PLAN

OPEN SPACE:

THE OPEN SPACE WILL INCLUDE AN 8 FOOT WIDE
CONCRETE TRAIL CONNECTION ON THE SOUTH
THAT PROVIDES ACCESS TO THE STREET WALKS.
OTHER OPEN SPACE ELEMENTS WILL INCLUDE A
NORTH CENTRAL OPEN SPACE AREA THAT WILL BE
PROGRAMMED WITH THE PRELIMINARY / FINAL PLAT.

IDENTITY:

PROJECT IDENTITY INCLUDES THOSE ELEMENTS
LISTED IN OPEN SPACE AND A NORTH CENTRAL
OPEN SPACE AREA THAT WILL BE PROGRAMMED
WITH THE PRELIMINARY / FINAL PLAT.

PEDESTRIAN NETWORK:

THE PROPOSED DEVELOPMENT WILL PROVIDE  A
NEIGHBORHOOD ORIENTATED AND CONNECTED VIA
THE ADJACENT TRAIL SYSTEMS AND ROADWAY
NETWORK SIMILAR TO ABUTTING NEIGHBORHOODS.

· PARKS - NO REQUIREMENTS FOR PARCELS
UNDER 6 ACRES AND 50 UNITS

· OPEN SPACE

·· 10% - THIS WILL BE MET
·· B - 1 POINT POCKET PARK (NOT COUNTED

AS IDENTITY ELEMENT)

· IDENTITY

·· F - 1 POINT POLLINATOR GARDEN

5' PEDESTRIAN WALK

FUTURE 10' TRAIL / WALK
(BY OTHERS)

TURF LANDSCAPE

NATIVE / NATURAL
LANDSCAPE
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10.00' UTILITY EASEMENT
REC. NO. 20080074284

OUTLOT B
FARMSTEAD

COUNTY ROAD 8
(PUBLIC ROW VARIES)

NORTH QUARTER CORNER
SECTION 24, T.4N., R.69W.
FOUND #6 REBAR
WITH 2.5" ALUM. CAP
LS 28285
POINT OF BEGINNING PARCEL 1
POINT OF COMMENCEMENT
PARCELS 2 AND 3

N89°20'37"E  2660.67' (BASIS OF BEARINGS)

BOOK 1182 PAGE 506
FOUND #4 REBAR

WITH RPC LS 20676
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FOUND #4 REBAR
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N89°20'37"E
216.50'

N
00

°1
8'

57
"W

  1
15

6.
77

'

FOUND #5 REBAR
WITH RED PLASTIC CAP

LS 20676 CENTER-NORTH 1/16TH CORNER
SECTION 24, T.4N., R.69W.
FOUND #6 REBAR
WITH 2.5' ALUM. CAP
LS 12374

S89°13'33"W  2659.49'
S89°13'33"W  327.50'
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CLOVER JR
COUNTY ZONING RR1
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OWNER:

LAWRENCE BEBO

ZONED R1

AMD. BEBO MRD S-76-87

ZONED C1

REC. NO 95012284 &
BOOK 1213 PAGE 46

ZONED C2

EXISTING ZONING - PUD

PARCEL 3

PROPOSED ZONING -
URBAN RESIDENTIAL
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STRUCTURES /
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PARCEL 2
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L=3.94'
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S89°54'36"W  13.03'

EXISTING ZONING - PUD

PARCEL 4

PROPOSED ZONING -
SUBURBAN RESIDENTIAL
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NORTHWEST CORNER
SECTION 24, T.4N., R.69W.
FOUND 2 38" ALUM. PIPE
WITH 3.25" ALUM. CAP
LS 38209
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SECTION 23 & 24,
T.4N., R.69W.
FOUND #6 REBAR
WITH 2.5" ALUM. CAP
LS 12374
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FARMSTEAD ACRES

LOCATED IN THE NORTHWEST QUARTER OF SECTION 24

TOWNSHIP 9 NORTH, RANGE 69 WEST OF THE SIXTH PRINCIPAL MERIDIAN,

COUNTY OF LARIMER, STATE OF COLORADO
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PROJECT CONTACTS:

OWNER:
533 HIGHWAY 56 LLC
RYAN BOND
1540 MAIN STREET, SUITE 218-165
WINDSOR, CO 80550

OWNERS
REPRESENTATIVE:
TERRA FORMA SOLUTIONS
3465 SOUTH GAYLORD COURT, A304
ENGLEWOOD, CO 80113

SURVEYOR:
MAJESTIC SURVEYING, LLC
1111 DIAMOND VALLEY DRIVE #104
WINDSOR, CO 80550

DESCRIPTION:

PARCEL 1:
A TRACT OF LAND, SITUATE IN THE NORTHWEST QUARTER (NW1/4) OF SECTION TWENTY-FOUR (24), TOWNSHIP FOUR NORTH (T.4N.), RANGE SIXTY-NINE
WEST (R.69W.) OF THE SIXTH PRINCIPAL MERIDIAN (6TH P.M.), TOWN OF BERTHOUD, COUNTY OF LARIMER, STATE OF COLORADO AND BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS:
BEGINNING AT THE NORTH QUARTER CORNER OF SAID SECTION 24 AND ASSUMING THE NORTH LINE OF SAID NW1/4 AS BEARING NORTH 89°20'37” EAST,
BEING A GRID BEARING OF THE COLORADO STATE PLANE COORDINATE SYSTEM, NORTH ZONE, NORTH AMERICAN DATUM 1983/2011, A DISTANCE OF
2660.67 FEET MONUMENTED BY A #6 REBAR WITH 2.5” ALUMINUM CAP STAMPED LS 28285 AT THE NORTH QUARTER CORNER AND A 2 3/8” ALUMINUM PIPE
WITH A 3.25” ALUMINUM CAP STAMPED LS 38209 AT THE NORTHWEST CORNER OF SECTION 24 AND WITH ALL OTHER BEARINGS CONTAINED HEREIN
RELATIVE THERETO;
THENCE SOUTH 00°18'56” EAST ALONG THE EAST LINE OF SAID NW1/4 A DISTANCE OF 160.64 FEET;
THENCE SOUTH 89°40'38” WEST A DISTANCE OF 111.00 FEET TO THE EAST LINE OF THAT PARCEL DESCRIBED IN THE QUITCLAIM DEED RECORDED MARCH
2, 1995 AS RECEPTION NO. 95012284;
THENCE NORTH 00°18'57” WEST A DISTANCE OF 160.00 FEET TO THE NORTH LINE OF SAID NW1/4;
THENCE NORTH 89°20'37” EAST ALONG SAID NORTH LINE A DISTANCE OF 111.00 FEET TO THE POINT OF BEGINNING.
SAID DESCRIBED PARCEL OF LAND CONTAINS 17,795 SQUARE FEET OR 0.409 ACRES, MORE OR LESS (±).

PARCEL 2:
A TRACT OF LAND, BEING PART OF THAT PARCEL AS DESCRIBED IN THE SPECIAL WARRANTY DEED AS RECORDED JUNE 10, 2021 AS RECEPTION NO.
20210056980 OF THE RECORDS OF THE LARIMER COUNTY CLERK AND RECORDER, SITUATE IN THE NORTHWEST QUARTER (NW1/4) OF SECTION
TWENTY-FOUR (24), TOWNSHIP FOUR NORTH (T.4N.), RANGE SIXTY-NINE WEST (R.69W.) OF THE SIXTH PRINCIPAL MERIDIAN (6TH P.M.), TOWN OF
BERTHOUD, COUNTY OF LARIMER, STATE OF COLORADO AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE NORTH QUARTER CORNER OF SAID SECTION 24 AND ASSUMING THE NORTH LINE OF SAID NW1/4 AS BEARING NORTH 89°20'37”
EAST, BEING A GRID BEARING OF THE COLORADO STATE PLANE COORDINATE SYSTEM, NORTH ZONE, NORTH AMERICAN DATUM 1983/2011, A DISTANCE
OF 2660.67 FEET MONUMENTED BY A #6 REBAR WITH 2.5” ALUMINUM CAP STAMPED LS 28285 AT THE NORTH QUARTER CORNER AND A 2 3/8” ALUMINUM
PIPE WITH A 3.25” ALUMINUM CAP STAMPED LS 38209 AT THE NORTHWEST CORNER OF SECTION 24 AND WITH ALL OTHER BEARINGS CONTAINED HEREIN
RELATIVE THERETO;
THENCE SOUTH 00°18'56” EAST ALONG THE EAST LINE OF SAID NW1/4 A DISTANCE OF 160.64 FEET TO THE POINT OF BEGINNING;
THENCE SOUTH 00°18'56” EAST CONTINUING ALONG SAID EAST LINE A DISTANCE OF 368.24 FEET;
THENCE SOUTH 89°40'38” WEST A DISTANCE OF 327.49 FEET TO THE EAST LINE OF THAT PARCEL DESCRIBED IN THE WARRANTY DEED RECORDED
NOVEMBER 8, 1994 AS RECEPTION NO. 94090478;
THENCE NORTH 00°18'57” WEST ALONG SAID EAST LINE A DISTANCE OF 366.98 FEET TO THE SOUTH LINE OF THAT PARCEL DESCRIBED IN THE QUITCLAIM
DEED RECORDED MARCH 2, 1995 AS RECEPTION NO. 95012284;
THENCE NORTH 89°20'37” EAST ALONG SAID SOUTH LINE A DISTANCE OF 216.50 FEET;
THENCE NORTH 89°40'38” EAST A DISTANCE OF 111.00 FEET TO THE POINT OF BEGINNING.
SAID DESCRIBED PARCEL OF LAND CONTAINS 120,460 SQUARE FEET OR 2.765 ACRES, MORE OR LESS (±).

PARCEL 3:
A TRACT OF LAND, BEING PART OF THAT PARCEL AS DESCRIBED IN THE SPECIAL WARRANTY DEED AS RECORDED JUNE 10, 2021 AS RECEPTION NO.
20210056980 OF THE RECORDS OF THE LARIMER COUNTY CLERK AND RECORDER, SITUATE IN THE NORTHWEST QUARTER (NW1/4) OF SECTION
TWENTY-FOUR (24), TOWNSHIP FOUR NORTH (T.4N.), RANGE SIXTY-NINE WEST (R.69W.) OF THE SIXTH PRINCIPAL MERIDIAN (6TH P.M.), TOWN OF
BERTHOUD, COUNTY OF LARIMER, STATE OF COLORADO AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE NORTH QUARTER CORNER OF SAID SECTION 24 AND ASSUMING THE NORTH LINE OF SAID NW1/4 AS BEARING NORTH 89°20'37”
EAST, BEING A GRID BEARING OF THE COLORADO STATE PLANE COORDINATE SYSTEM, NORTH ZONE, NORTH AMERICAN DATUM 1983/2011, A DISTANCE
OF 2660.67 FEET MONUMENTED BY A #6 REBAR WITH 2.5” ALUMINUM CAP STAMPED LS 28285 AT THE NORTH QUARTER CORNER AND A 2 3/8” ALUMINUM
PIPE WITH A 3.25” ALUMINUM CAP STAMPED LS 38209 AT THE NORTHWEST CORNER OF SECTION 24 AND WITH ALL OTHER BEARINGS CONTAINED HEREIN
RELATIVE THERETO;
THENCE SOUTH 00°18'56” EAST ALONG THE EAST LINE OF SAID NW1/4 A DISTANCE OF 528.88 FEET TO THE POINT OF BEGINNING;
THENCE SOUTH 00°18'56” EAST CONTINUING ALONG SAID EAST LINE A DISTANCE OF 641.82 FEET;
THENCE SOUTH 89°54'36” WEST A DISTANCE OF 13.03 FEET TO A POINT OF CURVATURE;
THENCE ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTH A DISTANCE OF 3.94 FEET, HAVING A RADIUS OF 1000.00 FEET, A DELTA OF 00°13'32” AND
IS SUBTENDED BY A CHORD THAT BEARS SOUTH 89°47'50” WEST A DISTANCE OF 3.94 FEET TO A POINT OF TANGENCY;
THENCE SOUTH 89°41'04” WEST A DISTANCE OF 310.52 FEET TO THE EAST LINE OF THAT PARCEL DESCRIBED IN THE WARRANTY DEED RECORDED
NOVEMBER 8, 1994 AS RECEPTION NO. 94090478;
THENCE NORTH 00°18'57” WEST ALONG SAID EAST LINE A DISTANCE OF 641.72 FEET;
THENCE NORTH 89°40'38” EAST A DISTANCE OF 327.49 FEET TO THE POINT OF BEGINNING.
SAID DESCRIBED PARCEL OF LAND CONTAINS 210,165 SQUARE FEET OR 4.825 ACRES, MORE OR LESS (±).

PARCEL 4:
A TRACT OF LAND, BEING PART OF THAT PARCEL AS DESCRIBED IN THE SPECIAL WARRANTY DEED AS RECORDED JUNE 10, 2021 AS RECEPTION NO.
20210056980 OF THE RECORDS OF THE LARIMER COUNTY CLERK AND RECORDER, SITUATE IN THE NORTHWEST QUARTER (NW1/4) OF SECTION
TWENTY-FOUR (24), TOWNSHIP FOUR NORTH (T.4N.), RANGE SIXTY-NINE WEST (R.69W.) OF THE SIXTH PRINCIPAL MERIDIAN (6TH P.M.), TOWN OF
BERTHOUD, COUNTY OF LARIMER, STATE OF COLORADO AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE NORTH QUARTER CORNER OF SAID SECTION 24 AND ASSUMING THE NORTH LINE OF SAID NW1/4 AS BEARING NORTH 89°20'37”
EAST, BEING A GRID BEARING OF THE COLORADO STATE PLANE COORDINATE SYSTEM, NORTH ZONE, NORTH AMERICAN DATUM 1983/2011, A DISTANCE
OF 2660.67 FEET MONUMENTED BY A #6 REBAR WITH 2.5” ALUMINUM CAP STAMPED LS 28285 AT THE NORTH QUARTER CORNER AND A 2 3/8” ALUMINUM
PIPE WITH A 3.25” ALUMINUM CAP STAMPED LS 38209 AT THE NORTHWEST CORNER OF SECTION 24 AND WITH ALL OTHER BEARINGS CONTAINED HEREIN
RELATIVE THERETO;
THENCE SOUTH 00°18'56” EAST ALONG THE EAST LINE OF SAID NW1/4 A DISTANCE OF 1170.70 FEET TO THE POINT OF BEGINNING;
THENCE SOUTH 00°18'56” EAST CONTINUING ALONG SAID EAST LINE A DISTANCE OF 145.39 FEET TO THE CENTER-NORTH 1/16TH CORNER OF SECTION 24;
THENCE SOUTH 89°13'33” WEST ALONG THE SOUTH LINE OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER (NE1/4NW1/4) A DISTANCE OF
327.50 FEET TO THE EAST LINE OF THAT PARCEL DESCRIBED IN THE WARRANTY DEED RECORDED NOVEMBER 8, 1994 AS RECEPTION NO. 94090478;
THENCE NORTH 00°18'57” WEST ALONG SAID EAST LINE A DISTANCE OF 148.07 FEET;
THENCE NORTH 89°41'04” EAST A DISTANCE OF 310.52 FEET TO A POINT OF CURVATURE;
THENCE ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTH A DISTANCE OF 3.94 FEET, HAVING A RADIUS OF 1000.00 FEET, A DELTA OF 00°13'32” AND
IS SUBTENDED BY A CHORD THAT BEARS NORTH 89°47'50” EAST A DISTANCE OF 3.94 FEET TO A POINT OF TANGENCY;
THENCE NORTH 89°54'36” EAST A DISTANCE OF 13.03 FEET TO THE POINT OF BEGINNING.
SAID DESCRIBED PARCEL OF LAND CONTAINS 48,062 SQUARE FEET OR 1.103 ACRES, MORE OR LESS (±).

OWNER:  533 HIGHWAY 56 LLC

BY:____________________________________
     RYAN BOND, MANAGER

STATE OF COLORADO )
                                        )SS
COUNTY OF LARIMER  )

THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME THIS _____ DAY OF ___________________, 2022, BY

RYAN BOND AS MANAGER OF WAYPOINT COMPANIES, LLC.

WITNESS MY HAND AND OFFICIAL SEAL

MY COMMISSION EXPIRES:  ______________________________

_______________________________________________________
NOTARY PUBLIC

APPROVAL CERTIFICATES:

THIS IS TO CERTIFY THAT THE REZONING OF THE ABOVE DESCRIBED PROPERTY WAS APPROVED BY ORDINANCE NO. ___________ OF THE TOWN
OF BERTHOUD, PASSED AND ADOPTED ON THE ________ DAY OR  _________________, 2022, AND THE THE MAYOR OF THE TOWN OF BERTHOUD AS
AUTHORIZED BY SAID ORDINANCE ON BEHALF OF THE TOWN OF BERTHOUD HEREBY FOR ALL ACKNOWLEDGES AND ADOPTS THE SAID REZONING
UPON WHICH THE CERTIFICATE IS ENDORSED FOR ALL INDICATED HEREON.

APPROVAL BY THE BOARD OF TRUSTEES OF THE TOWN OF BERTHOUD, COLORADO THIS ________ DAY OF __________________, 2022.

_____________________________________________
MAYOR

THIS FOREGOING MAP IS APPROVED FOR THE FILING AND ACCEPTED BY THE TOWN OF BERTHOUD, COLORADO THIS  ________ DAY OF
__________________, 2022.

ATTEST:  ____________________________________
                 TOWN CLERK

SITE

NOTES:

1. BASIS OF BEARINGS AND LINEAL UNIT DEFINITION

ASSUMING THE NORTH LINE OF THE NORTHWEST QUARTER OF SECTION 24, TOWNSHIP, 4 NORTH, RANGE 69 WEST
OF THE 6TH P.M. MONUMENTED AS BEARING NORTH 89°20'37" EAST, BEING A GRID BEARING OF THE COLORADO
STATE PLANE, NORTH ZONE, NORTH AMERICAN DATUM 1983/2011, A DISTANCE OF 2660.67 FEET AND WITH ALL
OTHER BEARINGS CONTAINED HEREIN RELATIVE THERETO.

THE LINEAL DIMENSIONS AS CONTAINED HEREIN ARE BASED UPON THE "U.S. SURVEY FOOT".

2. ALL INFORMATION REGARDING EASEMENTS, RIGHTS-OF-WAY AND TITLE OR RECORDS WERE BASED UPON TITLE
COMMITMENT NUMBER FCC25184514-11, DATED JULY 26, 2021, AS PREPARED BY LAND TITLE GUARANTEE COMPANY
TO DELINEATE THE AFORESAID INFORMATION.

3. SUBJECT PROPERTY ADDRESS:  533 EAST COUNTY ROAD 8, BERTHOUD, CO 80513

4. THE SUBJECT PROPERTY IS IN FLOOD ZONE X, "AREA OF MINIMAL FLOOD HAZARD" PER FEMA FLOOD MAP
08069C387H, EFFECTIVE JANUARY 15, 2021.

5. THE WORD "CERTIFY" OR "CERTIFICATION" AS SHOWN AND USED HEREON IS AN EXPRESSION OF PROFESSIONAL
OPINION REGARDING THE FACTS OF THE SURVEY, AND DOES NOT CONSTITUTE A WARRANTY OR GUARANTY,
EXPRESSED OR IMPLIED, DORA BYLAWS AND RULES (4 CCR 730-1).

6. THERE MAY BE OTHER DOCUMENTS RELATED TO THE SUBJECT PROPERTY THAT WERE NOT DISCOVERED BY THE
LAND SURVEYOR AND OR TITLE COMPANY.

7. THE PROFESSIONAL OPINION OF THE SURVEYOR IS NOT A DETERMINATION OF LAW, NOR A MATTER OF FACT.

8. ADJACENT PROPERTY OWNER INFORMATION PER THE LARIMER COUNTY LAND INFORMATION LOCATOR.

9. ANNEXATION AND ZONING INFORMATION PER THE TOWN OF BERTHOUD MAPS AND GIS PORTAL.

10. ZONING INFORMATION PER TOWN OF BERTHOUD ZONING MAP DATED OCTOBER 2020.

1" =        ' (HORIZONTAL)

''

SURVEYOR'S STATEMENT:

I, STEVEN PARKS, A COLORADO LICENSED PROFESSIONAL LAND SURVEYOR DO HEREBY STATE THAT THIS PARCEL
DESCRIPTION WAS PREPARED UNDER MY PERSONAL SUPERVISION AND CHECKING, AND THAT IT IS TRUE AND
CORRECT TO THE BEST OF MY KNOWLEDGE AND BELIEF.

_________________________________________________________
STEVEN PARKS - ON BEHALF OF MAJESTIC SURVEYING, LLC
COLORADO LICENSED PROFESSIONAL LAND SURVEYOR #38348

NOTICE

ACCORDING TO COLORADO LAW YOU MUST COMMENCE ANY LEGAL ACTION BASED UPON ANY DEFECT IN THIS
SURVEY WITHIN THREE YEARS AFTER YOU FIRST DISCOVER SUCH DEFECT. IN NO EVENT MAY ANY ACTION BASED
UPON ANY DEFECT IN THIS SURVEY BE COMMENCED MORE THAN TEN YEARS FROM THE DATE OF THE
CERTIFICATION SHOWN HEREON. (13-80-105 C.R.S. 2012)

100

2001000
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November 13, 2022 
 

 

RE: 533 E. County Road 8 – Preliminary Traffic Impact Study/Analysis 

 

 

To Town of Berthoud,  

 

Terra Forma Solutions, Inc, (TFS) is providing the following Preliminary Traffic Impact Study/analysis 

for the subject project as part of the Neighborhood Master Plan and Zoning Amendment. The study 

is a high-level analysis of the potential impacts based upon general transportation criteria and 

standards. A more detailed analysis will be performed in the future detailed processes as the project 

progresses.   

 
SITE/USES 
The subject property is located just south of Mountain 
Avenue (County Road 8) approximately 600’ west of 
Dorothy Drive and is approximately 9.1 acres. The site is 
currently zoned PUD with existing residential and industrial 
uses. Currently an existing house is located just south of 
Mountain Avenue with a primary Industrial building of 
20,000 square feet with numerous outbuildings.  The 
southern area is currently being used for outdoor storage 
and existing farming/ranching activities. The proposed plan 
is anticipated to maintain the northern industrial use and 
residential home with the home eventually being converted 
to commercial/office. The southern area will be formalized 
from residential to urban residential of 37 paired and single 
family detached homes.  
 
 
ACCESS 
The existing project utilizes existing accesses from multiple 
locations: 

• Mountain Avenue (4 Lane Arterial) full movement. 

• Remuda Road (Local Residential) full access from Dorothy Drive. 

• Tenderfoot Drive (Local Residential) full access from Dorothy Drive. 

• All access points interconnect throughout the site. 
Proposed access points are projected to formalize into the following: 

• Mountain Avenue (4 Lane Arterial) right in/out, will also interconnect with the residential to 
south. 

• Remuda Road (Local Residential) continuation of roadway into site for individual access 
and overall project circulation. Additionally, this roadway is projected to extend to the west 
and provide additional connections and alternatives. 
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• Tenderfoot Drive (Local Residential) continuation of roadway into site for individual access 
and overall project circulation. Additionally, this roadway is projected to extend to the west 
and provide additional connections and alternatives. 

• Alley access to join local roadways and private individual accesses. 
 
TRIP GENERATION 
The project is projected to generate 471 average daily trips and 45 AM peak hour trips and 53 PM 

peak hour trips per the table below. Note the “Delta” is existing occupied uses to the projected plan 

and this does not project an increase from existing zoning since the site was already zoned.   

 

 
 
PEDESTRIAN/BICYCLES 
Pedestrians and bicyclists will be able to access internal trial/walk systems within the site and to the 

local and major transportation networks adjacent to and linked to the site as outlined above.    

 

533 East County Road 8/Mountain Avenue - Trip Generation/Comparison 

Existing

Use ITE Code Acres
Density 

/FAR

Units/ 

SF(1000)
Rate ADT

AM In 

Rate

AM 

ADT

AM Out 

Rate

AM 

ADT

PM In 

Rate

PM 

ADT

PM Out 

Rate

PM 

ADT

House 210 0.321 1 1 9.44 9 0.19 0 0.56 1 0.62 1 0.37 0

Industrial 110 2.766 0.20 24 4.96 119 0.62 15 0.08 2 0.08 2 0.55 13

Residential 221 5.928 0 0 5.44 0 0.09 0 0.27 0 0.27 0 0.17 0

Total 9.015 129 15 3 3 14

Proposed

Use ITE Code Acres
Density 

/FAR

Units/ 

SF(1000)
Rate ADT

AM In 

Rate

AM 

ADT

AM Out 

Rate

AM 

ADT

PM In 

Rate

PM 

ADT

PM Out 

Rate

PM 

ADT

Office(House) 710 0.321 0.2 9.74 2 1.00 0 0.16 0 0.18 0 0.97 0

Industrial 110 2.766 0.20 24 4.96 119 0.62 15 0.08 2 0.08 2 0.55 13

Residential 210 37 9.44 349 0.19 7 0.56 21 0.62 23 0.37 14

Residential 221 5.928 0 5.44 0 0.09 0 0.27 0 0.27 0 0.17 0

Total 9.015 471 22 23 26 27

Delta

Use ADT
AM 

ADT

PM 

ADT

PM 

ADT

Office(House) -7 0 -1 -1 0

Industrial 0 0 0 0 0

Residential 349 7 21 23 14

Total 342 7 21 23 14
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Based on the findings contained herein, it is my professional opinion that the development of project 

can function within the existing and proposed transportation network and not have significant impacts 

to the transportation systems. Please feel free to contact me at 303-257-7653 or 

todd@terraformas.com with any questions or comments related to this document. 

 

 

 

                 11/13/2022 

 

 

 

odd A. Johnson, P.E, President 

For and on behalf of: 
Terra Forma Solutions, Inc. 
 
 



  

 

 
  

 

 

 
Planning Commission Minutes – October 13, 2022 

 

1. Call to Order – The Planning Commission convened a regular meeting on October 13, 2022. 

                           Chairwoman Dowker called the meeting to order at 6:00 p.m. 

 

2. Roll Call –  Members present:  Jan Dowker   (Chairwoman) 

  Karen Anderson   (Vice Chair) 

  Chris Kurtz   (Secretary) 

  Jon Van Benthem  (Commissioner) 

  Melissa Feldbush  (Commissioner) 

  Abigail Smith  (Commissioner) 

  Brett Wing   (Commissioner) 

             

  Staff present: Curt Freese   (Director) 

 Adam Olinger   (Planner) 

Jonathan Mitchell   (Permit Technician) 

 

3. Consent Agenda – Minutes from the September 8, 2022 Planning Commission Meeting. 

MOTION made by Commissioner Anderson to APPROVE the Minutes for September 8, 2022. 

SECONDED by Commissioner Kurtz. 

Commissioner Smith abstained due to absence from previous meeting. 

With those all in favor, THE MOTION CARRIED. 

 

4. Public Hearing: Farmstead Acres Neighborhood Master Plan and Rezoning Request 

(Todd Johnson, agent) 

Director Freese introduced this two-part request for a Neighborhood Master Plan and a rezoning to Urban 

Residential and M-1 Light Industrial for the Farmstead Acres development. The Neighborhood Master Plan only 

covers the area proposed for urban residential while the rezoning would be done to create one are to be officially 

zoned Light Industrial, one area to be zoned neighborhood commercial, and one area to be Urban Residential. 

Public Comment was opened at 6:40 p.m. 

Angela Drumright shared her concerns about the public parking availability, the traffic, and security. 

Mike Coen was concerned about the smaller roadways and general safety. 

Kimberly Shively was concerned about potential obstructed views, dense surrounding populations, the security 

of residents and pets, and the overflow traffic. 

Kathryn Browning was concerned about the increased traffic, wants a reduction of homes, and was concerned 

about no direct access to Highway 56 (Mountain Avenue) for the townhomes. 

Craig Hovick (letter shared via Kathryn Browning) was concerned about the safety of children playing outside 

and access to Highway 56. 

Public Comment was closed at 6:52 p.m. 
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MOTION made by Commissioner Anderson to RECONSIDER the Farmstead Acres Neighborhood Master 

Plan to one that better matches the existing layout an infrastructure for the adjoining Farmstead Filing 1. 

SECONDED by Commissioner Wing. 

With all in favor, THE MOTION CARRIED. 

 

MOTION made by Commissioner Anderson to TABLE the Farmstead Acres Rezoning Request. 

SECONDED by Commissioner Wing. 

With all in favor, THE MOTION CARRIED. 

 

Project Guidance 

The Planning Commissioners voiced support of a reduction of the size of the park to allow for the reconfiguration 

of the layout of the homes, to maintain the proposed trail connection to the Farmstead Trail, and to provide a 

landscape screen between the existing Farmstead fences and the trail connection. 

The Planning Commissioners expressed approval of keeping the Urban Residential Request if the project was 

laid out more like the Farmstead. 

 

5. Public Hearing: Trails at Creekview Filings 1-4 Final Plat Request (Kristin Turner, agent) 

Planner Olinger introduced this Final Plat—the creation of 481 new single family detached and attached lots, 
three parks, and open space on 141.19 acres of land. This request is being broken up into four filings to allow for the 
project to be completed in phases. 
 

Public Comment was opened at 8:18 p.m. 

Alex Hoime (Harvest Ridge developer) shared concerns regarding street alignment with Swan Peter Drive. 

Larry Lempka had concerns about the generated increase of citizens. 

Public Comment was closed at 8:34 p.m. 
 

MOTION made by Commissioner Wing to APPROVE the Trails at Creekview Filings 1-4 Final Plat, finding 

that it satisfies Section 30-6-108 C. with the following conditions: 

01. All lots abutting an alley must be rear loaded from the alley. 

02. An activated pedestrian crossing be constructed across Berthoud Parkway to connect this 

development to the Harvest Ridge development. 

03. The stoplight at County Road 4E and Highway 287 shall be installed before the 4th Filing’s lots are 

released for building permits subject to CDOT approval of a stoplight or any improvement CDOT 

determines as warranted. 

SECONDED by Commissioner Anderson. 

With all in favor, THE MOTION CARRIED. 

 

6. Reports – 

September 29 – The Town of Berthoud won an award from the Colorado Chapter of the American Planning 

Association for its 2021 Comprehensive Plan. 

October 27 – No scheduled Planning Commission meeting. 

TBD – Soon there shall be a joint meeting between the Planning Commission and the Board of Trustees for the 1st 

Street Corridor. 

 

7. Adjourn – 

The meeting was adjourned at 9:27 p.m. 
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Adam Olinger

From: Kate Browning <kajuhlke@gmail.com>
Sent: Sunday, December 11, 2022 11:37 PM
To: Curt Freese; Adam Olinger
Subject: Farmstead Acres

To whom it may concern; 
 
I am writing in regards to the proposal of Farmstead Acres located at 533 E County Rd 8.  
 
I have a few issues with the proposal regarding safety, green space, and a clarification on actual residences.  
 
I am concerned with the alleyway between Farmstead Acres and property owners within The Farmstead. I worry about 
damage, litter, vandalism, and theft to neighboring properties. There is no buffer between the alley and fence line of 
current property owners. If the garages are placed against this alleyway, there leaves little space for cars to pass each 
other or possibly back out of said garage. I worry about vehicles running into fences or on others property. Due to the 
nature and traffic of these alleyways, I would also be concerned about litter, vandalism and theft. This type of access 
makes these yards easy targets.  
 
I noticed that there was a small green space located at one end of the property. Will there be a requirement for front 
yard space or a play structure planned for the area? The previous proposition had lots of communal space which was a 
plus. This new plan shows very little area that would then put pressure for access to communal spaces or playgrounds 
on surrounding neighborhoods. This would then roll into HOA issues as well as who would take care of these spaces? 
Since the planning meeting, Fickle Farm will be added into The Farmsteads HOA. This would then surround this small 
development who would most likely lean on The Farmstead  and Fickle Farm for amenities without contributing HOA 
dues. This is not monetarily fair to the surrounding community.  
 
I am confused as to the wording of duplexes. If you are able to clarify, is it a total of 32 duplexes meaning residences (1 
per lot)? Or is it 32 duplexes meaning 64 residences (2 per lot)? If it is the latter, this goes against what was discussed at 
the last development meeting regarding this property. A total of 64 residences brings in the issue of a high density area 
with limited traffic flow. Just because the roads can handle the traffic, does not mean that they should.  
 
A side question, why is urban residential zoning something that this developer continues to focus on? It had been 
previously stated at the last planning meeting that rezoning to match surrounding neighborhoods was tentatively 
tabled. I am curious as to why they do not attempt to pursue a proposal and plan that better fits the adjoining 
neighborhoods? 
 
Thank you for your time and whatever information you are able to clarify, 
 
Marvin and Kathryn Browning 
219 Ole Bessie Drive 
Berthoud, CO 
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Adam Olinger

From: Colton Schwader <coltonschwader@gmail.com>
Sent: Monday, December 12, 2022 11:06 AM
To: Adam Olinger; Curt Freese
Subject: Farmstead Acres Feedback

Good morning Gentlemen, 
 
I hope you had a great weekend! 
 
Please accept this email as my feedback as a regionally impacted neighbor with regards to the developmental proposal 
for the Farmstead Acres (north of East Michigan and south of 56 between existing farmstead and Fickel Farms). 
 
I will present them in a bulleted format for ease of review. Please let me know if you have any questions or want me to 
elaborate. 
‐ The town should deny rezoning and mandate detached single family dwellings in accordance with the Berthoud Master 
Vision Plan and in the ame spirit of the countless hours of effort dedicated to making a holistic and well managed growth 
plan at the farmstead proper.  
‐ The proposal is for Duplexes instead of townhomes, this shouldn't really affect parking but yet the mandated parking 
locations have been removed. 
‐ The pocket park and trail system in addition to communal parking seems to be missing again. 
‐ I think there should be a proposal on how to tie into infrastructure. As planned, it will have only negative impacts on 
traffic and they should not be allowed to tie‐in with existing non‐pot without agreeing to join Farmstead HoA. 
‐ They should be mandated to match the aesthetics of the existing farmstead neighborhood 
 
Thank you gentlemen! 
 
Very Respectfully, 
Colton Schwader 
524 E. Michigan Ave. 
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Adam Olinger

From: Chelsea Stickney <chelseazuetell@gmail.com>
Sent: Monday, December 12, 2022 11:12 AM
To: Adam Olinger; Curt Freese
Subject: RE: Farmstead Acres Proposal

To whom it may concern; 
 
In regards to the proposal of Farmstead Acres located at 533 E County Rd 8, I have continued and unaddressed concerns 
with the updated proposal that was submitted. More specifically, continued concerns surrounding safety.  
 
To echo one of my neighbors:  
 
“I am concerned with the alleyway between Farmstead Acres and property owners within The Farmstead. I worry about 
damage, litter, vandalism, and theft to neighboring properties. There is no buffer between the alley and fence line of 
current property owners. If the garages are placed against this alleyway, there leaves little space for cars to pass each 
other or possibly back out of said garage. I worry about vehicles running into fences or on others property. Due to the 
nature and traffic of these alleyways, I would also be concerned about litter, vandalism and theft. This type of access 
makes these yards easy targets.” 
 
Thank you for the great efforts you all pour into aligning your and Berthoud’s values, “spirit”, and best interests for all, 
especially the safety of our children. 
 
Chelsea Stickney & Kayla Wilcken 
207 Ole Bessie Drive 
Berthoud, CO 
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Adam Olinger

From: Kim Shively <k281@prodigy.net>
Sent: Monday, December 12, 2022 7:56 AM
To: Curt Freese; Adam Olinger
Subject: Farmstead Acres proposal

 
To whom it may concern;   
 
I am writing in regards to the proposal of Farmstead Acres (formerly 533 E County Rd 8).  
 
I have a few questions and concerns with the proposal; clarification on actual number of residences, green 
space between the alley and existing residences on Ole Bessie Drive, and pathways to green space and 
playgrounds in the immediate area.  
 
Concerning the alleyway between Farmstead Acres and property owners within The Farmstead:  there does 
not appear to be a buffer (green space) between the alley and fence line of current The Farmstead property 
owners. If the garages of the proposed duplexes are placed against this alleyway, there leaves little space for 
cars to pass each other or back out of said garage, which makes it concerning that vehicles may run into 
fences along the property.  
 
Concerning the small green space located at one end of the property: will there be a requirement for front yard 
space with these properties? How will the residents of Farmstead Acres community upkeep the small space? 
Will there be a HOA? The neighborhoods (Fickle Farms & phase 1 of The Farmstead) surrounding it are now 
going to be a combined HOA; will these be included?  
 
Lastly, concerning the wording of duplexes.  Is it a total of 32 duplexes meaning residences (1 per lot)? Or is it 
32 duplexes meaning 64 residences (2 per lot)? If it is the latter, how does this fit into reducing the number of 
homes per the previous proposal discussed with the town and residents of The Farmstead back in October 
2022?  A total of 64 residences brings in the issue of a high density area with limited traffic flow. Just because 
the roads can handle the traffic, does not mean that they should.   
 
I thought the reason to re-evaluate the proposal for this property was to make it more inclusive with the 
surrounding communities it connects to so why are we not seeing reduced quantity of homes and more single 
dwellings in this new proposal?  
 
Thank you all for your time, effort, and support taking the surrounding community’s concerns into account.  
 
Regards, 
Kim Shively 
213 Ole Bessie Drive  
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